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MEETING AGENDA 

 
On June 26, 2020, Governor Pritzker entered the latest in a string of emergency declarations related 
to the COVID-19 pandemic. In light of that declaration, and consistent with various Executive Orders 
entered by the Governor, and the recent amendments made to the Open Meetings Act in Public Act 
101-640, this meeting will be conducted electronically. The meeting will still be broadcast live on 
Channel 6 and the Village website.   
 
Public comments are welcome on any topic related to the business of the Plan Commission at 
Regular and Special Meetings. For public comment procedures for this electronic meeting, please 
see the bottom of this agenda.   
 

 
SPECIAL MEETING OF THE  

PLAN COMMISSION 
Wednesday, September 9, 2020  

6:30 P.M. 
Note: Due to the ongoing public health emergency, this meeting is being conducted 

electronically. Memorial Hall remains closed to the public, and no physical public access to 
the meeting site will be available. See the bottom of this agenda and the Village website on 
how to participate electronically in this Meeting. A live audio stream of the meeting will be 

available to the public via Channel 6 or on the Village website  
 (Tentative & Subject to Change) 

 
1. CALL TO ORDER   

 
2. ROLL CALL  

 
3. PUBLIC COMMENT (On Non-Agenda Items) 

 
4. MINUTES – August 12, 2020, Plan Commission Meeting 
 
5.  SIGN PERMIT REVIEW 
     a)   Case A-18-2020 – 24 Chicago Ave. Unit B – Cryoeffect – 1 New Illuminated Wall Sign  
     b) Case A-21-2020 – 108 S. Washington St. – County Line Properties  – 1 New Wall Sign 

Replacement 
 
6.  PUBLIC MEETING  
 a)   Case A-07-2020 – 820 N. County Line Rd. – Tentative Plat of Subdivision - Request to 

 subdivide 1 Residential Lot to 2 Conforming Residential Lots in the R-4 Single Family 
 Residential District.   

 b) Case A-23-2020 – 16 E. 1st Street – Nabuki - Exterior Appearance Review to renovate 
 front façade for restaurant expansion in the B-2 Central Business District.  

 
7.  PUBLIC HEARING  

a) Case A-40-2019 – Ryan Companies, US Inc. –*To Close the Public Hearing, the 
applicant has withdrew the application (letter dated 08.27.20)* for a Map Amendment, 
Text Amendment and Planned Development Concept Plan to develop 16.8 Acre “IBLP” 
Site at 707 W. Ogden Ave (Northwest corner of W. Ogden Ave. and Adams St.) for a New 
3-story, 330,000 SF, 245-unit Senior and Assisted Living Development and 9 single story 



 446480_1 

duplex villas for Independent Living Seniors. (continued from the June 10, June 24, July 
8 and August 12 Plan Commission meetings) 

b) Case A-22-2020 – 222 E. Ogden Avenue - Lakeside Bank – *To reschedule the Public 
Hearing to October 14, 2020, as requested by the applicant (letter dated 09.04.20)* 
Special Use Permit and Exterior Appearance and Site Plan for a new 2-story tall Lakeside 
Bank with 2 drive-thru lanes in the B-3 General Business District. 

c) Case A-20-2020 – McNaughton Development – Planned Development Concept Plan, 
Special Use Permit and Exterior Appearance/Site Plan to develop 20.9 acres (of 37.1 acre 
site) at 4S010 Madison Street (North of Ogden Ave. and East of Adams St.) for a 46 Single 
Family Detached Home Planned Development in the R-2 Single Family Residential 
District. (For up-to-date received public comments, please visit: https://rb.gy/wobjpj ) 

 
8.  ADJOURNMENT 
 
Public comments are welcome on any topic related to the business of the Plan Commission at 
Regular and Special Meetings when received by email or in writing by the Village Clerk prior to 4:30 
p.m. on the day of the meeting.  Emailed comments may be sent to Village Clerk Christine Bruton 
at cbruton@villageofhinsdale.org. Written comments may be submitted to the attention of the 
Village Clerk at 19 E. Chicago Avenue, Hinsdale, Illinois 60521. Please include a subject line 
indicating to which matter your written or emailed comments pertain.  
 
While emailed or written comments or testimony are strongly encouraged, public testimony, 
comments or cross-examination may also be made by persons who have pre-registered with the 
Village. Persons may pre-register to provide live public testimony, comments or to cross-exam 
witnesses by emailing Village Clerk Christine Bruton at cbruton@villageofhinsdale.org prior to 
4:30 p.m. on the day of the hearing. Please use the subject line “Pre-Registration” and specify the 
matter on which you would like to speak when sending your email. Persons who have pre-
registered may then phone into the meeting to join the Zoom meeting following the instructions 
below.  
It is recommended that guests join by computer or mobile device for the best experience. 
Computer and mobile device users may join a meeting by using the free Zoom app.  
Join from a computer simply click on this link: https://rb.gy/03xf7l 
Join from a mobile device simply click on this link: https://rb.gy/03xf7l 
Or join the ZOOM meeting by phone: 

 Dial(for higher quality, dial a number based on your current location): 
 +1 312 626 6799   
  Webinar ID: 997 7811 4581 
  Password: 668876 
  
 
Persons who have pre-registered to provide live testimony, comments or cross-examination on a 
matter will be called on in the order in which they registered during the portion of the hearing 
reserved for such public testimony, comments or cross-examination.  
 
All members of the public are requested to keep their written comments or testimony to three pages 
or less, and speakers are requested to keep their live comments or testimony to five minutes or 
less. Submissions or comments exceeding those limits may, if time allows and at the discretion of 
the Chairperson, be presented after all others have had an opportunity to testify, comment or have 
their comments read.  
 
If you have questions regarding communication to the Commission during the meeting, please 
contact Village Planner, Chan at 630.789.7035. 
   
Matters on this Agenda may be continued from time to time without further notice, except as 
otherwise required under the Illinois Open Meetings Act. 

https://rb.gy/wobjpj
mailto:cbruton@villageofhinsdale.org
mailto:cbruton@villageofhinsdale.org
https://rb.gy/03xf7l
https://rb.gy/03xf7l
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The Village of Hinsdale is subject to the requirements of the Americans with Disabilities Act of 
1990.  Individuals with disabilities who plan to attend this meeting and who require certain 
accommodations in order to allow them to observe and/or participate in this meeting, or who have 
questions regarding the accessibility of the meeting or the facilities, are requested to contact 
Darrell Langlois, ADA Coordinator at 630.789-7014 or by TDD at 789-7022 promptly to allow the 
Village of Hinsdale to make reasonable accommodations for those persons.  Web Site:  
www.villageofhinsdale.org 

http://www.villageofhinsdale.org/


 
MINUTES 

VILLAGE OF HINSDALE 
PLAN COMMISSION 

August 12, 2020 
MEMORIAL HALL 

6:30 P.M. 
 

Plan Commission Chair Cashman called the meeting to order at 6:30 p.m., Wednesday, August 12, 2020, 
conducted electronically, with a live audio stream of the meeting available to the public via Channel 6 and on the 
Village website 
 
PRESENT: Steve Cashman, Michelle Fisher, Julie Crnovich, Jim Krillenberger, Anna Fiascone, and 

Gerald Jablonski 
 
ABSENT: Troy Unell and Mark Willobee 
 
ALSO PRESENT:  Chan Yu, Village Planner and applicant for case A-40-2019 
_______________________________________________________________________________________ 
 
Public Comment 
Chairman Cashman asked if there were any comments not on the agenda by the public.   
 
Mr. Dirk Landis requested to speak regarding Ryan Companies, Case A-40-2019, but decided to wait for the 
public hearing next month so that his comments are recorded as part of the public record.  
 
 
Approval of Minutes – July 8, 2020 
With no questions or comments, the Plan Commission (PC) unanimously approved the July 8, 2020, minutes, 
as submitted, 6-0, (2 absent) subject to removing the word “unanimous” for the Findings and 
Recommendations for Case A-14-2020 to reflect the 7 to 1 vote.   
 
 
Public Hearing - Case A-40-2019 – Ryan Companies, US Inc. –*To Continue the Public Hearing* for a 
Map Amendment, Text Amendment and Planned Development Concept Plan to develop 16.8 Acre 
“IBLP” Site at 707 W. Ogden Ave (Northwest corner of W. Ogden Ave. and Adams St.) for a New 3-
story, 330,000 SF, 245-unit Senior and Assisted Living Development and 9 single story duplex villas for 
Independent Living Seniors. (continued from the June 10, June 24 and July 8 Plan Commission meetings) 
 
Chairman Cashman reviewed that this application was continued from the June 10, June 24, and July 8, 2020, 
Plan Commission meetings, and that the Village received a letter from Mr. David Erickson, Ryan Companies, 
requesting to continue the public hearing after hosting a neighborhood meeting at the Community House to 
review the comments.  Chairman Cashman stated that the PC does not want to continue the public hearing for 
the same meeting as the McNaughton (Case A-20-2020) application. To this end, the plan is to continue the 
public hearing for the October 14, 2020, PC meeting, but reschedule it at the next meeting for a special PC 
meeting in September.    
 
Mr. David Erickson stated that they have received feedback by phone calls and emails, and hosted a 
neighborhood meeting at the Community House, with 34 participants.  Accordingly, the main reason for the  
 

Approved 
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request to continue the application is to continue the community engagement and adjust the plan the best that 
they can.  
 
The PC unanimously continued the public hearing for Case A-40-2019, 6-0, (2 absent) to the October 14, 
2020, Plan Commission meeting.   
 
 
Schedule of Public Hearing - Case A-22-2020 – 222 E. Ogden Avenue - Lakeside Bank – Special Use 
Permit and Exterior Appearance and Site Plan for a new 2-story tall Lakeside Bank with 2 drive-thru 
lanes in the B-3 General Business District. 
 
The PC unanimously scheduled the public hearing for Case A-22-2020, 6-0, (2 absent) for the September 
9, 2020, Plan Commission meeting at 6:30 PM.   
 
 
Adjournment 
The meeting was adjourned at 6:40 p.m. after a unanimous vote.    
Respectfully Submitted by Chan Yu, Village Planner 



 
 
 
 
 
 
 

 
              MEMORANDUM 

DATE:   September 9, 2020 

TO:   Chairman Cashman and Plan Commissioners 

CC:  Kathleen A. Gargano, Village Manager 
Robb McGinnis, Director of Community Development/Building Commissioner 

   
FROM:   Chan Yu, Village Planner  
 
RE:  24 Chicago Avenue, Unit B – Cryoeffect– New Illuminated Wall Sign - Case A-18-2020 
____________________________________________________________________________ 
 
Summary 

The Village of Hinsdale has received a sign application from Sign Central, on behalf of Cryoeffect, 
requesting approval to install a new illuminated wall sign at 24 Chicago Avenue, unit B, within the Historic 
Downtown District in the B-1 Community Business District.  
 
At the September 2, 2020, Historic Preservation Commission (HPC) meeting, the HPC unanimously 
recommended approval for the request, 6-0, with the condition that the wall sign features a single color, 
white, as opposed to the proposed 3 colors.  
 
Request and Analysis 
 
The requested wall sign will feature aluminum channel letters, acrylic face and internally illuminated by 
white LEDs. The featured colors of the wall sign include light blue, light green and white text. The proposed 
sign is 3’ tall and 12’-6” wide for an area of 37.5 SF. 
 
The former business Freeze Fix, and next door tenant, Elysian Nail Spa wall signs are 2’ tall and 8’ wide for 
an area of 16 SF each. The maximum allowable area for wall signage is based on 5 percent of the square 
footage of the wall for the multi-tenant building (1,300 SF) and is 65 SF. The proposed 37.5 SF Cryoeffect 
wall sign and 16 SF Elysian Nail Spa combine for an area of 53.5 SF and is Code compliant.   
 
Process 
 
Per Section 11-607(D) and the nature of the request, this application would require a meeting before the 
Plan Commission (PC) and does not require public notification. The PC maintains final authority on signage 
with no further action required by the Board of Trustees. 
 
Per Section 11-607(E), no sign permit shall be granted pursuant to this section unless the applicant shall 
establish that: 

1. Visual Compatibility:  The proposed sign will be visually compatible with the building on which the sign 
is proposed to be located and surrounding buildings and structures in terms of height, size, proportion, 
scale, materials, texture, colors, and shapes. 



 
 
 
 
 
 
 

 
              MEMORANDUM 

2. Quality of Design and Construction: The proposed sign will be constructed and maintained with a design 
and materials of high quality and good relationship with the design and character of the neighborhood. 

3. Appropriateness to Activity: The proposed sign is appropriate to and necessary for the activity to which 
it pertains. 

4. Appropriateness to Site: The proposed sign will be appropriate to its location in terms of design, 
landscaping, and orientation on the site, and will not create a hazard to pedestrian or vehicular traffic, 
detract from the value or enjoyment of neighboring properties, or unduly increase the number of signs in 
the area. 

Attachments: 
Attachment 1 – Sign Application and Exhibits 
Attachment 2 -  Village of Hinsdale Zoning Map and Project Location 
Attachment 3 -  Street View of 24 Chicago Avenue 
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Attachment 2: Village of Hinsdale Zoning Map and Project Location 
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              MEMORANDUM 

DATE:   September 9, 2020 

TO:   Chairman Cashman and Plan Commissioners 

CC:  Kathleen A. Gargano, Village Manager 
Robb McGinnis, Director of Community Development/Building Commissioner 

   
FROM:   Chan Yu, Village Planner  
 
RE:  108 S. Washington St. – County Line Properties – Reface Existing Wall Sign  

Case A-21-2020 
____________________________________________________________________________ 
 
Summary 

The Village of Hinsdale has received a sign application from Sign Identity on behalf of County Line 
Properties to reface an existing wall sign at 108 S. Washington Street in the B-2 Central Business District 
and within the Historic Downtown District. 
 
At the September 2, 2020, Historic Preservation Commission (HPC) meeting, with no concerns by the HPC, 
unanimously recommended approval of the sign application, as submitted, 5-0, 1 abstained. 
 
Request and Analysis 
 
The requested wall sign features dark grey and green text and green tree logo on a white background. The 
proposed dimensions are 3”-4” tall and 6’-7” long for an area of 21.94 SF. The proposed wall sign appears 
similar to the existing wall sign and comparable in size of 20.5 SF. The material of the proposed sign is an 
aluminum composite made from 2 pre-painted layers that are bonded. 
 
Process 
 
Per Section 11-607(D) and the nature of the request, this application would require a meeting before the 
Plan Commission (PC) and does not require public notification. The PC maintains final authority on signage 
with no further action required by the Board of Trustees. 
 
Per Section 11-607(E), no sign permit shall be granted pursuant to this section unless the applicant shall 
establish that: 

1. Visual Compatibility:  The proposed sign will be visually compatible with the building on which the sign 
is proposed to be located and surrounding buildings and structures in terms of height, size, proportion, 
scale, materials, texture, colors, and shapes. 

2. Quality of Design and Construction: The proposed sign will be constructed and maintained with a design 
and materials of high quality and good relationship with the design and character of the neighborhood. 



 
 
 
 
 
 
 

 
              MEMORANDUM 

3. Appropriateness to Activity: The proposed sign is appropriate to and necessary for the activity to which 
it pertains. 

4. Appropriateness to Site: The proposed sign will be appropriate to its location in terms of design, 
landscaping, and orientation on the site, and will not create a hazard to pedestrian or vehicular traffic, 
detract from the value or enjoyment of neighboring properties, or unduly increase the number of signs in 
the area. 

 
Attachments: 
Attachment 1 – Sign Application and Exhibits 
Attachment 2 -  Village of Hinsdale Zoning Map and Project Location 
Attachment 3 -  Street View of 108 S. Washington Street 
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              MEMORANDUM 

DATE:   September 9, 2020 

TO:   Chairman Cashman and Plan Commissioners 

CC:  Kathleen A. Gargano, Village Manager 
Robb McGinnis, Director of Community Development/Building Commissioner 

   
FROM:   Chan Yu, Village Planner  
 
RE:  820 N. County Line Road – Tentative Plat of Subdivision in the R-4 Single Family 

Residential District 
Subdividing 1 Residential Lot into 2 Code Compliant Residential R-4 Lots  
Case A-07-2020 

____________________________________________________________________________ 
 
Request and Analysis 
 
The Village of Hinsdale has received a request from John Stock III, attorney on behalf of the property 
owner, to subdivide a single 17,680.53 SF residential through lot into two (2) code compliant R-4 single 
family residential lots.  The subject property is located at 820 N. County Line Road and has an existing one 
story brick and frame residence. Per the applicant, the house would remain and the new subdivided lot 
would remain vacant until sold.  
 
The proposed subdivision would create 2 near equally sized lots, 8,842.53 SF for 820 N. County Line Road 
and 8,842.02 SF for the new vacant lot (exact address yet to be assigned). Per Section 3-110(I)(2), a 
through lot meeting this section is capable of being subdivided into 2 lots containing not less than 8,750 
SF in the R-4 residential district (Attachment 6). The subject property is surrounded by the R-4 Single 
Family Residential District to the north, east, south and west. 
 
Per Title 11-7-7 of the municipal code, the applicant may request, and the Plan Commission (PC) may, at 
its discretion, waive the below requirements for a tentative plat which it deems unnecessary or not 
pertinent to a particular subdivision. To this end, the applicant respectfully requests the PC waive the 
below (highlighted) letters: D, E, F, J, K, and L, for the proposed Zoning Code compliant residential 
subdivision in an established residential district:  
 
 A.   Title of proposed subdivision. 
    B.   Exact boundaries of property to be subdivided. 
    C.   Existing buildings, structures and improvements on the property together with and within fifty 
        feet (50') thereof and a statement as to the proposed use or disposition thereof. 
    D.   Watercourses on or adjacent to the property. 
    E.   Contour lines or two foot (2') intervals. 
    F.   The name, width and location of existing roads or streets on, abutting or intersecting the    
       property. 
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    G.   The name, width and location of new roads, streets or alleys proposed to be dedicated for  
        public use and the width and location of utility easements existing or proposed for public use. 
        Also, private streets and easements must be shown. 
    H.   The layout and dimensions of lots and blocks on the property. 
    I.   Proposed setback lines in accordance with applicable zoning laws. 
    J.   Name of owner or sponsor of the subdivision. 
   K.   Location, size and description of existing water and sewer facilities, sidewalks, curbs and     
       pavements on or immediately adjacent to the property. 
    L.   Location and area of lands, other than public streets or alleys, proposed to be set aside for   
       public use such as park areas and school sites. (2-3-76) 
    M.   Location of special management areas and riparian areas. 
    N.   Such other information or features that the Plan Commission may request. (3-17-92) 
  
Community development and engineering staff have reviewed the application and has no concerns for 
the proposed tentative plat of subdivision request.  
 
 
Process 
 
Pursuant to the municipal code Title 11-1-7, on submission of a tentative plat, the PC shall approve or 
disapprove said plat within ninety (90) days of receipt thereof. If the tentative plat is not satisfactory in all 
details as presented, the PC may require the subdivider to make such corrections or changes as they may 
request before approval of said plat. Upon the approval of a tentative plat, such plat shall be forwarded 
to the Village Board for their approval or disapproval within thirty (30) days of receipt by said Board. 
 
 
Attachments: 
 
Attachment 1 – Exterior Appearance Application Request and Exhibits (packet) 
Attachment 2 -  Zoning Map and Project Location 
Attachment 3 -  Street View of 820 N. County Line Road 
Attachment 4 -  Street View of 8xx Jefferson Road (vacant lot) 
Attachment 5 -  Birds Eye View of 820 N. County Line Road 
Attachment 6 -  Zoning Code Section 3-110(I)(2) 
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Attachment 6 

Section 3-110 (I) 

2. Exception For Through Lots: Any through lot that:

(a) Is a lot of record;

(b) Was platted prior to October 4, 1995;

(c) Was created by a plat or deed recorded at a time when the creation of a lot of such size, shape,
depth, and width at such location would not have been prohibited by any ordinance or other
regulation;

(d) Is the only through lot that is a lot of record within the block in which it is located;

(e) Is capable of being subdivided into two (2) lots, each containing not less than 87.5 percent of the
required lot area for the zoning district in which it is located and each having a lot width and

depth no less than those required pursuant to subsections 10-105A2(b) and A2(c) of this code;

(f) Is capable of being subdivided without creating any new, or increasing any existing,
nonconformity with respect to any building located on such through lot; and

(g) Is not capable of being subdivided in conformance with all of the requirements of this code;   may
nevertheless be subdivided, but only into two (2) lots of substantially equal area. Each of the
resulting lots shall be deemed to be a legal nonconforming lot of record subject to the
requirements of section 10-105 of this code regarding nonconforming lots.

Attachment 6

https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-1530#JD_10-105


 
 
 
 
 
 
 

 
              MEMORANDUM 

DATE:   September 9, 2020 

TO:   Chairman Cashman and Plan Commissioners 

CC:  Kathleen A. Gargano, Village Manager 
Robb McGinnis, Director of Community Development/Building Commissioner 

   
FROM:   Chan Yu, Village Planner  
 
RE:  16 E. 1st Street – Exterior Appearance Review for various façade improvements to the 

existing building to expand the existing Nabuki restaurant at 18 E. 1st Street. 
Case A-23-2020 – B-2 Central Business District  

____________________________________________________________________________ 
 
Request and Analysis 
 
The Village of Hinsdale has received an Exterior Appearance review application from Barker/Nestor, Inc., 
architect on behalf of Peter Burdi, owner of the Nabuki restaurant, requesting approval to redevelop the 
storefront of an existing 1-story building at 16 E. 1st Street in the B-2 Central Business District. The 
proposed scope of work includes: replacing the existing entry with an aluminum storefront system, infill 
masonry knee wall, painting the masonry and installing a tile quoin to match Nabuki next door at 18 E. 1st 
Street.   
 
Per the applicant, the new storefront and knee wall would match the existing design, proportions and 
detailing. The purpose of the façade redevelopment is for the existing Nabuki restaurant to expand into 
the space at 16 E. 1st Street (former retail store). To this end, Nabuki would occupy, (by tenant space) 16 
to 22 E. 1st Street. The stone sill would be painted white and a black awning would be installed for 
continuity with the façade next door. The proposed work would not expand beyond the existing building 
envelope.        
 
Process 
 
Pursuant to Section 11-606, the Chairman of the Plan Commission shall at the public meeting on the 
application for exterior appearance review allow any member of the general public to offer relevant, 
material and nonrepetitive comment on the application. Within 60 days following the conclusion of the 
public meeting, the Plan Commission shall transmit to the Board of Trustees its recommendation, in the 
form specified in subsection 11-103(H) of this article, recommending either approval or disapproval of the 
exterior appearance and site plan based on the standards set forth in subsection F1 of this Section 11-604 
and 11-606. 
 
Attachments: 
 
Attachment 1 – Exterior Appearance/Site Plan Application Request and Exhibits (packet) 
Attachment 2 -  Zoning Map and Project Location 
Attachment 3 -  Street View of 16 E. 1st Street 
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August 27, 2020 

President and Board of Trustees, Village of Hinsdale 
Chair and Commissioners, Village of Hinsdale Plan Commission 
Kathleen Gargano, Village Manager  
Rob McGinnis, Director of Community Development  
Chan Yu, Village Planner  

Re:  Hinsdale Senior Residences Development 

Ryan Companies US, Inc. (Ryan) appreciates you considering our zoning application for 
the Hinsdale Senior Residences development at the northwest corner of Adams Street 
and Ogden Avenue.  Ryan formally requests that our zoning application is withdrawn 
and the public meeting for our application is ended.  Ryan’s intention is to continue to 
collaborate with the community, refine our plan and provide clarity to our development 
plans at the northeast corner of Adams Street and Ogden Avenue.   

Sincerely, 
Ryan Companies US, Inc. 

Dave Erickson  
Vice President of Real Estate Development 

Sept. 9, 2020 PC Agenda Item 7-a 



DONATELLI & COULES, LTD. 
ATTORNEYS AT LAW 

15 SALT CREEK LANE, SUITE 312 

HINSDALE, ILLINOIS  60521 

MARK R. DONATELLI * TELEPHONE  (630) 920-0406 

PETER COULES, JR. FACSIMILE    (630) 920-1338 

PATRICK C. MCGINNIS 

KATHLEEN M. MCGOVERN 

* Certified Public Accountant

September 4, 2020 

Via Electronic Mail: cyu@villageofhinsdale.org 

Village of Hinsdale 

Attn: Mr. Chan Yu 

19 E. Chicago Avenue 

Hinsdale, IL 60521 

Re: Plan Commission Case No.: A-22-2020 

Address: 222 East Ogden Ave., Hinsdale, IL 60521 

Applicant: Lakeside Bank  

Dear Chan: 

As you are aware, this Firm represents Lakeside Bank with regards to the above mentioned 

property and Plan Commission application. This matter is set for a hearing on September 9, 2020. 

However, as final plans are still being completed, the Applicant respectfully requests the hearing on this 

matter be extended to the next meeting on October 14, 2020.  

Please either call me (630-920-0406) or send me an email (peter@donatellicoules.com) if you have 

any questions.  Thank you for your attention to this matter. 

Very truly yours, 

DONATELLI & COULES, LTD. 

Peter Coules, Jr. 

PC/pcm 

cc: Lakeside Bank (via email only) 

Sept. 9, 2020 PC Agenda Item 7-b



 
 
 
 
 
 
 

 
              MEMORANDUM 

DATE:   September 9, 2020 

TO:   Chairman Cashman and Plan Commissioners 

CC:  Kathleen A. Gargano, Village Manager 
Robb McGinnis, Director of Community Development/Building Commissioner 

   
FROM:   Chan Yu, Village Planner  
 
RE:  Planned Development Concept Plan to develop 20.9 Acres (of a 37.1 Acre Site) at 4S010 

Madison Street (North of W. Ogden Ave. and East of Adams St.) for a 46 Single-Family 
Detached Home Planned Development in the R-2 Single Family Residential District  
Public Hearing - Request by McNaughton Development Inc.  
Case A-20-2020 

____________________________________________________________________________ 
 
Summary 

The Village received a Planned Development Concept Plan application, as well as related Special Use 
Permit and Exterior Appearance and Site Plan applications, submitted by McNaughton Development Inc. 
(McNaughton), seeking approval to develop 20.9 acres of the 37.1 acres McNaughton plans to purchase.  
The 37.1 acre subject property is located at the Northwest corner of the Village, north of W. Ogden Avenue 
and east of Adams Street. It is currently owned by the not-for-profit organization Institute of Basic Life 
Principles (IBLP).  The application proposes to construct 46 custom single-family homes on “Parcel 1” of 
the Site Plan (20.9 acres). Approximately 7.1 acres of the subject property is located in the Village of Oak 
Brook.  
 
Request and Analysis 
 
McNaughton would be the general contractor for the proposal. The plan includes 46 custom single-family 
homes to target young professionals with or without families, and empty nesters desiring maintenance 
free living. Per the market assessment and demand analysis, 23 of the homes would be built on 45’x70’ 
lots (Single Family Ranch) with a base price ranging from $934,000 to $999,999. These ranches include 2 
to 3 bedroom layouts and 2.5 bathrooms. 
 
The other 23 homes would be built on cluster lots, 40’x70’ in size with bedrooms upstairs (Traditional 
Single-Family) and range in price from $1.1 to $1.2 million.  These homes would target families in search 
of excellent schools and/or local families seeking to reduce exterior maintenance. These traditional homes 
include 4 bedrooms and 3.5 bathrooms. The application includes 12 colored elevation examples of the 
proposed homes.  Table 11 of the draft fiscal impact analysis includes a projection of the total children 
produced by the development, with key assumptions on page 8 of the report. The school districts 
impacted by the proposed development include Districts 86 and 181.  
 
The 37.1 acre site is currently primarily open space, and the proposed site plan shows that 19.8 acres 
would remain open space. There is a 13.4 acre area in the Village of Oak Brook and labeled “Future 
Development” on the site plan. The plan would include stormwater detention and best management 
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practices to decrease flooding, improve water quality, decrease erosion and sedimentation and improve 
groundwater recharge, per the applicant. A comparison of the building coverage, lot coverage, and 
dwelling unit per acre is included to show the difference between the planned development and a 
residential subdivision built under the existing R-2 Single Family Residential zoning district regulations.  
 
The purpose for the Planned Development Concept Plan application is to provide the applicant an 
opportunity to show the basic scope, character, and nature of the entire proposed plan without incurring 
undue cost. It is the initial step towards public hearings for the applicant to present the plan and allow for 
changes based on the input received throughout the process of approval.  Approval of a Concept Plan 
binds both the applicant and the Village with respect to various basic elements of the development, such 
as categories of uses to be permitted, general location of uses, density, architectural style, etc.  
 
Contingent on an approved Concept Plan, a subsequent Planned Development Detailed Plan would be 
submitted to refine the elements of the Concept Plan. It should be noted that the applicant has included 
a traffic impact study by V3 (dated 04.23.20), a demand analysis study by Housing Trends LLC (dated April 
2020) and a draft fiscal impact analysis by Laube Consulting Group, LLC (dated 04.30.20). 
 
Process 
 
Within 45 days following the conclusion of the public hearing, the Plan Commission shall transmit to the 
Board of Trustees its recommendation, in the form specified by Subsection 11-103F of this Code, that the 
Development Concept Plan either be approved, be approved subject to modifications, or not be approved. 
The failure of the Plan Commission to act within 45 days, or such further time to which the applicant may 
agree, shall be deemed a recommendation for the approval of the Development Concept Plan as 
submitted. 
 
Within 60 days following the receipt of the recommendation of the Plan Commission or its failure to act 
as above provided, the Board of Trustees shall deny the application for approval of the Development 
Concept Plan, or shall refer it back to the Plan Commission for further consideration of specified matters, 
or, by ordinance duly adopted, shall approve the Development Concept Plan, with or without 
modifications and conditions to be accepted by the applicant as a condition of such approval, and shall 
grant a special use permit authorizing the proposed planned development and such additional approvals 
as may be necessary to permit development of the planned development as approved; provided, 
however, that every such ordinance and special use permit shall be expressly conditioned upon approval 
of Detailed and Final Plans in accordance with Paragraphs D3 and D4 of this Section and upon the 
permittee's compliance with all provisions of this Code and the ordinance granting the special use permit. 
 
Attachments: 
 
Attachment 1 – PowerPoint presentation for the September 9, 2020, Plan Commission meeting and 

Planned Development Concept Plan, Special Use permit and Exterior Appearance/Site 
Plan Applications (as submitted for the July 8, 2020, Plan Commission meeting)  

Attachment 2 -   Zoning Map and Project Location 
Attachment 3 -   Aerial Map and Project Location 

https://www.sterlingcodifiers.com/codebook/getBookData.php?ft=10&find=11-103




Welcome to our 
vision. 



Savoy Consulting Group
Konstantine T. Savoy, 
AICP, President
• 39 years public/private experience
• Over 75 communities
• Municipal planning experience
• ILAPA Metro Section President
• Extensive experience in community 

planning, zoning, design and 
economic development



Heather Highlands 
Conservation 
Design Community
A community designed 
with nature

• “Everyone needs beauty. A place to play in … where nature may 
heal and cheer and give strength to the body and soul alike.”

• John Muir - Naturalist, Author & Conservationist

• Heather Highlands is an open space 
community of 46 unique homes set 
on 37 natural acres – more than 
half of which will be left open and 
undisturbed.

• Heather Highlands will 
unquestionably stand apart from 
other traditional/ communities. We 
are giving as much attention and 
reverence to our natural 
surroundings as we do to our 
residents and the neighboring 
community.



Site Aerial



IBLP Property & Environs

• Hiking Trails

• Fishing Ponds

• Passive Recreation Areas

• Private Open Space 

Heather Highlands seeks to maintain much is the historic use while 
enhancing the open spaces and giving the community access 
in perpetuity (approx. over 50% of the land as permanent open space)

• Single family neighborhoods E&W

• Commercial along Ogden

• Cemetery North



Public Open Space 
Opportunity
Public/Private 
Partnership to plan 
for Public Access to 
20+ acres of High 
Quality Natural Areas

• Accessibility via sidewalks 
through the interior of the 
development and on the 
perimeter of the 
development

• Community Playgrounds
• Pathway, bridge and 

connectivity
• Sitting areas and scenic 

overlook with pergola
• A small parking area 

to provide accessibility to 
the greater community

• Naturalized open spaces to 
enhance stormwater 
quality

• Extensive mature new 
landscaping throughout 
and along the 
development perimeter

• Community Garden
• Fishing
• Landscape 

enhancement/restoration



Conservation Design
A sustainable approach 
to development

Heather Highlands will be a 
purely sustainable 
development based on a 
concept called Conservation 
Design. It is a belief that a 
community can be created 
without exhausting the land of 
its natural resources. Instead, 
we can live in harmony with 
nature.

• Extensive Natural Resources Inventory
• Promotes preservation 

of open space by clustering lots on 
smaller building sites

• Promotes accessible open space and 
amenities for all residents

• Promotes wildlife preservation 
through extensive and interconnected 
open spaces than cannot be achieved 
in smaller/isolated parks

• Promotes and provides the 
opportunity to create larger open 
space systems/corridors for expansion 
of trails, recreation and stormwater 
management.

• Long term management plan for 
natural areas

Outcome: Naturalize and preserve over 20 acres of an open space corridor along Salt Creek 
tributary and improve it to provide for public access.



Conservation Design
Economic Benefits

Comparable analysis of home values 
compared to standard subdivisions:

• Research shows that homes in 
conservation subdivisions sell 
faster, sell for more, and can 
save on construction costs 
when compared to similar 
homes (Bowman, Thompson, & 
Colletti, 2008).

• The results show that lots in 
conservation subdivisions carry 
a premium, are less expensive 
to build, and sell more quickly 
than lots in conventional 
subdivisions. The results 
suggest that designs that take a 
holistic view of ecology, 
aesthetics, and sense of 
community can assuage 
concerns about higher 
density. (R. Mohamed, 2015)



• Proposed 46 Luxury Single Family Homes
• Unique Living Experience 
• Luxury Product 
• Maintenance Free Community
• Premier Location
• Conservation Design 
• Open Space Amenities 



• Cluster Lots about the Site 
• Homeowners own the property under 

their homes
• All Improvements constructed in Village 

Specifications 
• 40 x 60 Pads for the Homes
• Minimum 15’ Separation with 24’ Average
• Homeowners Association owns + 

maintains the balance of the property
• Improvement within the Development will 

be owned + maintained by the Association
• Spacing equal to or greater than typical 

50’-60’ Lot 



• Area Amenity that does not exist 
North of Ogden 

• Accessible Amenity
• Preserve, Enhances + Protects the 

Natural Habitat 
• Naturalizes Open Space 
• Native prairie, shrubs & trees 
• Create “Arboretum” like feel 



Extensive Open Space, Buffer and Common Area Landscape Investment of $1,200,000



• Provide for protection + perpetual  
maintenance of open space

• The Conservation Foundation
• Provide a conservation easement
• Establish with Easement Defense Fund
• Homeowners Association to provide 

funding for future maintenance   

Stewardship



The Health Benefits of Nature 
Nature RX

Medical research from around the world has documented the health benefits of getting out in nature. The Conservation 
Foundation’s new Nature Rx initiative strives to educate the community and promote the efforts of healthcare facilities, park 
districts and forest preserves to engage people with the outdoors and the other living beings that share the places we call 
home. Through workshops, media and educational materials, we are educating people on the physical and mental health 
benefits of getting out into nature, and exploring the endless ways a connection to nature improves our quality of life.



Zoning Review • PUD Purpose
• Encourage creative design 

solutions with flexible 
zoning standards to address 
unique developments such 
as proposed by Heather 
Highlands

• Modifications to Accommodate 
Conservation Design

• Lot sizes (not relevant, 
no traditional lots

• Lot width and depth 
(not relevant, not 
traditional lots)

• Front, Rear, and Side 
Yards (varies, 15 
minimum separation,
average 23.75.

Floor Area and Coverage Ratios
Heather Highlands
Proposed Density/Building/ Lot Coverage Calculation Comparison
6/15/2020

Zoning Requirements
Total Buildable

Area/Acres* Floor Area**
Building/Lot Area

Coverage**
Impervious Lot
Coverage***

Net Density/
Acre

R2 Subdivision Plan 16.20 25% + 1,000 sq. ft. 25% 50% 2.18

Heather Highlands 16.20 27% 17% 21% 2.84

* Total Buildable Area excludes flood plains, wetlands and Adams Road Dedication

**Heather Highlands Floor Area and Building/Lot Coverage Determined by 40 x 65 Building Footprint at 2 stories

*** Impervious Lot Coverage Determined by Adding Driveway (360SF), Service Walk (70SF) & Patio (200SF) to the Building Footprint



Land Use 
Trends

• Market does not support R2 Lots
• Estate lots remain vacant in 

Oak Brook.

• Impact on Adjacent Uses
• Most neighborhoods 

developed after more 
intensive use 
and commercialization of 
Ogden Ave.

1987

1956

1978



Land Use 
Trends

Appropriateness R2 
Zoning
• Transitional Use

• Traditional lot size 
requirements not relevant 
as no typical lots



Land Use 
Trends

Density Comparisons

Neighborhood Density Comparisions
• Existing neighborhood to the east of the site

• R-2 Area….129 homes/ 70.9 acres = 1.81 homes/ gross acre
• R-4 Area…. 48 homes/ 17.7 acres = 2.71 homes/ gross acre
• Total Area….177 homes/ 86.6 acres = 2.0 homes/ gross acre



Comparison Developments
Forest Gate, Oak Brook

(31st Street between Route 83 
& Jorie Road)

78 homes/35 acres 2.23 units/acre

Hinsdale Meadows, Hinsdale
(Southeast corner of 55th 

Street & County Line Road)
64 homes/25 acres 2.53 units/acre

Burr Ridge Club, Burr Ridge
(West Side of County Line 

Road about 1/3 Mile North of 
Plainfield Road)

72 homes/34 acres 2.12 units/acre

Savoy Club, Burr Ridge
(South Side of 79th Street 

between County Line & Wolf 
Roads)

58 homes/26 acres 2.0 units/acre

• HH lower density than 
comparable projects with 
less open space

• Ecological and stormwater 
management benefits

Hinsdale Density Mix
679 R-1 Lots 14.2 %
486 R-2 Lots 10.2 %
278 R-3 Lots 5.8 %
3,332 R-4 Lots 69.8 %

4,775 Total Residential Lots

Land Use 
Trends

Density Comparisons



• Maintenance Free
• Traditional Single-Family Product
• Two-Story   
• Master Bedroom Second Floor 
• 3,200 - 3,800 square feet
• 4 Bedrooms 



• Maintenance Free
• Age Targeted Product 
• Ranch + 1st Floor Master Bedroom
• 2,400 – 3,200 square feet 
• 2-3 Bedrooms 



• Unique Designs
• Tailored to Site + Community
• Special Attention in Area Features 
• Maintain Community Character 
• Ample Spacing of Aesthetics + 

Engineering 



• Market Price Appropriate 
• Big Home Market is lagging
• Clients want right size Luxury
• Buyers want maintenance free
• Exceptional Location 

Linda Feinstein
5 Star Agent
Managing Broker/Team Leader
Signature Homes • Compass
630-319-0352 (cell)
lindafeinsteinhome@gmail.com
www.lindafeinsteinhomes.com

mailto:lindafeinsteinhome@gmail.com
http://lindafeinstein.com/


• Base price point age target product 
$950,000 – $1,050,000

• Monthly Absorption 1/ Month



• Base price point Traditional Two-Story 
$1,100,000

• Monthly Absorption 1/ Month



• Market does not 
support R-2 size lots 

• Proposed product 
will have a positive 
effect on area values 

• Comparable + 
exceed most values 
North of Ogden 



Summary of Net Benefits 
• Village - $1,150,000
• District 181 - $1,050,000
• District 86 - $1,200,000
Committed impact fees
• District 181 - $268,000
• District 86 - $120,000
No Impact to Village services 



Traffic Analysis
• Madison + Adams Streets design 

capacity of 5000-8000 Trips per day 
per street

• Madison Existing 2,200
• Adams Existing 1,100
• Madison w/ Heather Highlands 2,471
• Adams w/ Heather Highlands 1,313
• No adverse capacity issues, related to 

the Development



Community Meeting 
Wednesday, September 16th

5pm-8pm
The Community House 

418 W. 8th Street

Register Online
Heatherhighlandshinsdale.com



“Everyone needs beauty. A place 
to play in… where nature may heal 
and cheer and give strength to the 
body and soul alike.”

John Muir - Naturalist, author & conservationist

Welcome to our vision.

630-325-3400
McNaughtonDevelopment.com

heatherhighlandshinsdale.com
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I. PROJECT DESCRIPTION 

 
McNaughton Development is pleased to present to the Village of Hinsdale a $50M plus development 
at the northwest corner of the Village.  The property at Ogden Avenue and Adams Road is currently 
owned and operated by the not-for-profit organization Institute of Basic Life Principles (IBLP).  
McNaughton has the northern portion of the property on the east side of Adams Street under contract 
with the intention to develop traditional single-family homes in accordance with a Conservation 
Design concept.  

 
 A few key points regarding this development: 

o Quality Sponsorship:  McNaughton will deliver a high quality, private community with 
attractive homes that current and future residents will demand.  The product will preserve the 
character of the community and ultimately result in a development that all residents of 
Hinsdale will be proud of.   

o Market Need: There is demand for maintenance free traditional single-family homes for young 
professionals and move down buyers in the marketplace. 

o Zoning: There will be a special use for a planned development under the existing R-2 zoning. 
o Public Benefit: Beyond providing a market need and additional tax revenue, the development 

provides additional public benefit such as: 
▪ Improving the stormwater management in the area by adding stormwater basins and 

floodplain compensatory storage. 
▪ Investing $50M plus of private capital into a high-profile property.   
▪ Revenue Benefit: The subject property is currently generating minimal tax revenue.  

This development in Hinsdale will generate additional revenue to the Village and 
other jurisdictions. There will be additional revenue to the schools with minimal 
impact and positive cash flows.   

▪ Conservation design will result in the preservation of over 20 acres of existing 
creek/ponds and enhancing with improved vegetation, walking trails and benches.  
This preserved area will be perpetually owned and maintained by the developments 
homeowner’s association under the supervision of a conservation group for the benefit 
of its residents and also for the benefit of the public 

▪ Creating jobs during construction process and consumers during and after the 
completion of construction.   

▪ New high-quality residential housing that meets demand.  This demand is from buyers 
of the next generation and the existing residents of Hinsdale looking to maintain 
strong family values and continue the village’s long-standing traditions.  The affluent 
next generation of young professionals and couples looking to either come back home 
to Hinsdale or become first time residents.  The demand will also come from current 
Hinsdale residents with strong local ties looking for that next step in their homebuying 
experience which would include ranch and first floor living. 

 
II. OWNERSHIP  

 
McNaughton will be the general contractor for the north portion of the properties east of Adams 
Street.  McNaughton Development is a custom home builder and land development company that 
builds architecturally exciting high-end, distinctive homes.  McNaughton Development is a family 
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owned and operated company deeply rooted in Chicago’s southwest and western suburbs since 1981.  
McNaughton believes a custom home is the product of the customers ideas and dreams and our 
commitment to making it a reality. 
 

III. BUILDING DESCRIPTIONS  
 

McNaughton is proposing to construct 46 custom single-family homes in a conservation design 
fashion.  The exterior of these homes will be built in the same character as other new construction 
throughout the village.  The homes will be built in accordance with the highest quality material with 
special attention to exterior materials including but not limited to masonry, stone, siding, decorative 
trim and architectural grade shingles.  They will be geared to the busy young professional with or 
without families and empty nester buyers that want maintenance free living but with all the high end 
finishes they would expect on any other typical tear down lot in Hinsdale.   There will also be a place 
for the move down buyer who wants all of the same conveniences and quality.  
 

IV. SITE DESIGN  
 
The property is proposed as a conservation design community.  It takes into account the natural 
landscape and ecology of the site and facilitates development while maintaining the most valuable 
natural features and functions of the site.   The main principles for conservation design include a 
flexibility in site design and lot sizes, a thoughtful protection and management of natural areas, the 
reduction of impervious surface areas and a sustainable stormwater management plan. 
 
The subject property does not currently incorporate any designated stormwater detention.  The 
proposed development will include stormwater detention and best management practices, which will 
decrease flooding, improved water quality, decreased erosion and sedimentation, and improved 
groundwater recharge. 

As a part of an overall development on the east side of Adams Street this portion of the site includes 
forty-six traditional single-family conservation design homesites.  Upon completion, in excess of 20 
acres of the overall property will remain open including public use spaces, stormwater detention and 
floodplain/floodway/wetland buffers all accessible to the future homeowners and the residents of 
Hinsdale.   
 

V. ZONING 
 
McNaughton will be purchasing approximately 37 acres, of which, approximately 30 acres are within 
the Village of Hinsdale.    It is proposed as a special use for a planned development under the existing 
R-2 zoning district and the benefits include the following. 

 
• Creating a more desirable living environment from a community building and 

environmental standpoint. 
• The development does not alter any of the purposes, goals and objectives and standards of the 

village zoning code. The development is consistent with the standards for residential uses 
throughout the village 

• The development as an entirety will add a much need product in the village, and the high quality, 
visually aesthetic architecture and luxury finishes will be a benefit to values in the area. 

• Conservation design elements of the plan result in a creative approach to the use of the land. 
• Architecture is an important aspect of the development.   We are committed to meet the needs 

and the lifestyles of today’s market with a variety of different styles, high-quality materials and 
finishes. 
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• The plan works with the natural topography of the site, it preserves trees and maintains and 
enhances and protects the natural open water features through the site. 
o The open space will remain perpetually open, enhanced for passive and active uses and 

connectivity and maintained professionally.   
o The open space can be used for more active recreational facilities, native habitat for wildlife 

or plantings or other allowable purposes. 
• Conservation design developments such as this by definition maintain large areas of open space 

for common use and enjoyment in perpetuity in contrast to privately owned R-2 large lots.   
• The open space will be designed such that the whole community can share its use. The 

community will share in the overall benefits of open-space preservation. 
• The preservation of open space and its maintenance for common use promotes health safety and 

the general welfare of the development’s residences and the residence of the community at 
large. 

• The development will enhance the existing open space, grant access to the community at large 
and provide for better stormwater management.  

• The development is planned and designed so that there are no impacts to adjacent properties or the 
village.  The single-family homes are general bordered by the open space, a cemetery and a tennis 
club. Existing homeowners on adjacent properties are not impacted adversely by any of the uses, 
visually or otherwise, because the uses are self-contained to pods within the development that, with 
a minor exception, do not abut other existing residential buildings.   

•  The development will not negatively affect value of the adjacent property because it will continue 
to consist of higher value, high quality, new construction.  

• The proposal can be adequately served by government and emergency services.    The private 
nature of this development requires very little service from municipal police, fire or emergency.  
The existing roadway configuration is sufficient for the proposed uses. The homes have limited 
bedroom counts which result in reduced traffic trips and counts per our traffic study.  The 
existing public utilities and drainage structures are sufficient. The development will in fact 
improve the utilities by completing complementary interconnections.    

• The current capacity of the School Districts is such that the addition of these units will not 
trigger an additional burden to these services such that it will facilitate the need to bring on any 
more administrative personnel, and teachers.  We have had a continual dialogue with both 
districts as it relates to the development and a voluntary impact fee. 

• There are no known archaeological, historical, or cultural resources onsite or on 
neighboring properties 

 
VI.  PUBLIC BENEFIT 

 
The proposed development will be an asset to the Hinsdale community.  The property will be developed 
in an orderly fashion and maintain Hinsdale as one of the nation's finest residential suburbs by 
preserving and enhancing its historic character as a community comprised principally of well-
maintained single-family residential neighborhoods and open space. In addition, the proposal 
incorporates maintenance free living for the development’s residents and will serve a need from the 
entire spectrum of buyers looking to continue to live in or move to Hinsdale.  The site and the 
surrounding area will benefit from the new stormwater improvements proposed for the development.  
The permanent preservation of open space will be for the benefit of the community and maintained by 
a conservation group.    The development will provide for a much-needed recreation area and create a 
sense of openness that people desire.  That openness will result in an environmental corridor, a habitat 
for wildlife, a naturally filtering storm water facility and for the protection of natural features.  The 
entire area will be assessable via trail system and enhanced with naturalized plantings and other passive 
improvements such as trails, benches and overlooks to benefit the residents of the development and of 
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the Village.  The valuation will have a positive impact for local taxing bodies and businesses.  The 
development, by the nature of being private will have little impact on municipal services.  All portions 
of the development outside of the common area open space will be professionally landscaped in mature 
sized materials.  

  
VII.     CONCLUSION & SUMMARY OF REQUESTS 
 
 McNaughton Development is excited to present this proposed development to the community of 

Hinsdale and looks forward to the collaboration with the Village of Hinsdale.    
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HEATHER HIGHLANDS
PROPOSED DENSITY/ BUILDING/ LOT COVERAGE CALCULATION COMPARISION
6/15/2020

Zoning Requirements
 Total Buildable 

Area/Acres*  Floor Area** 
 Building/Lot 

Area Coverage** 
 Impervious Lot 

Coverage*** 
 Net Density/        

Acre 
 Gross Density/      

Acre 

R2 Subdivision Plan 16.20                    25% + 1,100 sq. ft. 25% 50% 2.18                      2.18                      

Heather Highlands 16.20                    27% 17% 21% 2.84                      1.24                      

* Total Buildable Area excludes flood plains, wetlands and Adams Road Dedication

**Heather Highlands Floor Area and Building/Lot Coverage Determined by 40 x 65 Building Footprint at 2 stories

*** Impervious Lot Coverage Determined by Adding Driveway (360SF), Service Walk (70SF) & Patio (200SF) to the Building Footprint 



Forest Gate, Oak Brook (31st Street 
between Route 83 & Jorie Road) 78 homes/35 acres 2.23 units/acre

Hinsdale Meadows, Hinsdale (Southeast 
corner of 55th Street & County Line Road) 64 homes/25 acres 2.53 units/acre

Burr Ridge Club, Burr Ridge (West Side 
of County Line Road about 1/3 Mile North 

of Plainfield Road)
72 homes/34 acres 2.12 units/acre

Savoy Club, Burr Ridge (South Side of 
79th Street between County Line & Wolf 

Roads)
58 homes/26 acres 2.0 units/acre

Comparison Developments
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I. INTRODUCTION 

 

V3 Companies has been retained by McNaughton Development, Inc. to conduct a traffic impact 

study for the redevelopment of properties located between Adams Street and Madison Street 

approximately 1,500 feet north of Ogden Avenue in Hinsdale, Illinois. The proposed 

redevelopment consists of single family housing with future street connections on Adams Street 

and Madison Street. A site location map is included in Figure 1. 

 

The site includes two separate residential parcels with access to Adams Street and Madison 

Street. The west parcel is located east of Adams Street and consists of 20 single family homes 

and will be accessed via one full access driveway on Adams Street aligned with Birchwood 

Road. The east parcel is located west of Madison Street and consists of 26 single family homes 

and will be accessed via two full access driveways on Madison Street aligned with Birchwood 

Road and Glendale Avenue. Cross access is not provided between the two parcels. A 

conceptual site plan is included as Figure 2.   

 

The purpose of this report is to evaluate the potential traffic impacts of the proposed 

redevelopment which is expected to be built out by 2023. Traffic estimates are projected for 

2028, which is five years beyond the anticipated completion date of all homes.  The study area 

consists of the existing stop controlled intersection of Ogden Avenue/Adams Street as well as 

the proposed driveways.   

 

This report includes a description of existing conditions, data collection, capacity analysis, 

evaluation of data, and conclusions.    

 

  



SITE LOCATION MAP

FIGURE 1

PARCEL
EAST

PARCEL
WEST

ILLINOISHINSDALE

HEATHER HIGHLANDS



NOT TO SCALE

CONCEPTUAL SITE PLAN

FIGURE 2

ILLINOISHINSDALE

HEATHER HIGHLANDS



 Traffic Impact Study – Heather Highlands 

 Adams Street & Madison Street, Hinsdale, Illinois 

 

 

- 4 - 
 

II. PROJECT CONDITIONS 

 

Land Uses 

 

A variety of land uses exist near the project site, primarily consisting of residential, recreational, 

and medical office uses.  It is worth noting that there are three parcels to the south of the 

proposed redevelopment that are either slated for redevelopment or likely to be developed in 

the future.  The surrounding land uses, including the unrelated redevelopments, are illustrated in 

Figure 3.  

 

Roadway System 

 

The characteristics of the roadways in the vicinity of the site are presented below. The existing 

lane configurations in the study area are illustrated in Figure 4. 

 

Roadway Descriptions 

 

Ogden Avenue (US 34) is an east-west principal arterial roadway with two lanes in each 

direction of travel and a posted speed limit of 35 mph. No sidewalks are provided on either side 

of the roadway. There are several residential street intersections present on Ogden Avenue in 

the project area as well as driveways for the medical office buildings to the south. Ogden 

Avenue (US 34) is under IDOT jurisdiction.  

 

Adams Street is a north-south local roadway with one lane in each direction and a posted speed 

limit of 30 mph. A sidewalk is provided on the east side of Adams Street. A number of 

residential streets and private driveways are present on both sides of the roadway. Adams 

Street is under the jurisdiction of the Village of Hinsdale.  

 

Madison Street is a north-south local roadway with one lane in each direction and a posted 

speed limit of 25 mph. A sidewalk runs along the west side of Madison Street in the project 

area. Madison Street has several residential driveways on both sides of the street. Madison 

Street is under the jurisdiction of the Village of Oak Brook. 

 

Intersection Descriptions 

 

The intersection of Ogden Avenue/Adams Street is a minor street stop-controlled T-intersection. 

The southbound approach on Adams Street is stop controlled and has one shared left/right turn 

lane. The eastbound and westbound approaches on Ogden Avenue are free-flow. The 

eastbound approach has one shared left turn/through lane and one through lane. The 

westbound approach provides one through lane and one shared through/right turn lane. There 

are no pedestrian crosswalks at this intersection.  

 

  



LAND USE MAP

FIGURE 3
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EXISTING LANE CONFIGURATION

FIGURE 4
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Traffic Volumes 

 

To assist in the evaluation of the traffic impact on the roadway system resulting from the 

proposed redevelopment, existing vehicular volumes were collected at the intersection of Ogden 

Avenue/Adams Street.  

 

Existing traffic counts were collected on Thursday, August 22, 2019 at the intersection of Ogden 

Avenue/Adams Street. The morning peak period counts occurred from 7:00 am to 9:00 am and 

the evening peak period counts occurred from 4:00 pm to 6:00 pm. The count periods were 

selected to be consistent with traditional peak hours for arterials.  The traffic volumes collected 

indicate that the weekday peak hours occur from 7:45 am to 8:45 am and 4:30 pm to 5:30 pm.  

 

The annual average daily traffic (AADT) for the study area roadways was obtained for the IDOT 

website. There are 30,300 vehicles per day on Ogden Avenue, 2,200 vehicles per day on 

Madison Street north of Ogden Avenue, and 5,100 vehicles per day on Madison Street south of 

Ogden Avenue. IDOT does not report an AADT data for Adams Street.  Therefore, the AADT is 

estimated using the 2019 peak hour traffic counts and an hourly factor of 0.09, which is a typical 

K-Factor defined in the ITE Trip Generation Manual for residential neighborhood streets. 

Therefore, the estimated AADT on Adams Street is 1,100 vehicles per day. 

 

The existing peak hour vehicular volumes at the study area intersections and the average daily 

traffic volumes on each roadway segment are illustrated in Figure 5. A summary of the traffic 

volumes collected in fifteen-minute increments is provided in Appendix A.  

 

Proposed Development 

 

Land Use Development  

 

There are three parcels in the area that may be redeveloped within the horizon year of this 

study.  Parcel 1 is located in the northwest quadrant of the intersection of Ogden Avenue and 

Adams Street, Parcel 2 is located on Cheval Drive west of Adams Street, and Parcel 3 is 

located in the northeast quadrant of the intersection of Ogden Avenue and Adams Street. 

 

The planned redevelopment of Parcel 1 and Parcel 2 consists of several types of senior 

housing.  Parcel 3 is currently zoned for R-2 Residential, which will allow for the construction of 

single family homes.  Based on the zoning requirements it is assumed that a maximum of 22 

single family homes could be constructed on Parcel 3 by 2028.   

 

Roadway Development 

 

There are no known proposed roadway projects in the vicinity of the site that will impact the 

study area. However, the development plan does propose modifications to the existing roadway 

network. 
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A new full access driveway aligned with Birchwood Road is proposed on Adams Street to 

provide access to the west parcel.  Two new full access driveways aligned with Birchwood Road 

and Glendale Avenue are proposed on Madison Street to provide access to the east parcel.  In 

all cases, the proposed driveways are expected to consist of one inbound and one outbound 

lane with no auxiliary lanes provided on Adams Street or Madison Street. 

 

  



EXISTING TRAFFIC VOLUMES

FIGURE 5
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III. TRAFFIC FORECASTS 

 

Project Traffic Volumes 

 

Trip Generation 

 

Project traffic is estimated using the Institute of Transportation Engineers (ITE) Trip Generation 

Manual, 10th Edition.  The following land use categories are used to determine project traffic:  

 

Single-Family Detached Housing (ITE Land Use Code 210) – Single-family detached 

housing includes all single-family detached homes on individual lots. A typical site 

surveyed is a suburban subdivision. 

 

The Trip Generation Manual, 10th Edition assigns trip generation rates based on a peak period 

and an independent variable. In this case, dwelling units is the applicable variable.  The am and 

pm trip generation rates are selected as the average rate for weekday, peak hour of adjacent 

street traffic for one hour from 7 am to 9 am and 4 pm to 6 pm.   

 

A summary of trip generation is provided in Table 1. 

 

Table 1: Trip Generation 

 
 

Trip Distribution and Assignment 

 

The direction from which traffic approaches and departs a site is a function of numerous 

variables, including location of residences, employment centers, and commercial/retail centers, 

available roadway systems, location and number of access points, and level of congestion on 

adjacent road systems. 

 

For this study, 10 percent of traffic generated by the proposed development has been assigned 

to the north and the remaining 90 percent has been assigned to the south to Ogden Avenue. 

Since Adams Street currently serves mostly residential traffic, it is anticipated that the existing 

travel patterns at the Ogden Avenue intersection will continue with the new trips generated by 

the proposed residential units. Therefore, the trips generated by the proposed development are 

In Out Total In Out Total

West 210
Single Family 

Detached Housing
20

Dwelling 

Units
237 5 14 19 14 8 22

East 210
Single Family 

Detached Housing
26

Dwelling 

Units
301 6 17 23 18 10 28

538 11 31 42 32 18 50TOTAL TRIP GENERATION: 

PM
Parcel LUC Land Use Size

AM
Daily
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assigned to the roadway network in proportion to the observed minor movement volumes with 

different distributions for the am and pm peak hours.   

 

This distribution will be applied to the southbound left and right turning vehicles for the exiting 

trips and for the eastbound left and westbound right turning vehicles for the entering trips. For 

example, the southbound/outbound vehicle trips will be assigned the same vehicle split as the 

existing 23 southbound right turns and 9 southbound left turns during the am peak hour and as 

the 50 southbound right turns and 4 southbound left turns during the pm peak hour as illustrated 

in Figure 5. The project trip distribution percentages for the Ogden Avenue/Adams Street 

intersection for the exiting and entering vehicles are illustrated in the inset of Figure 6.  

 

The directional distribution and assignment of new project traffic is illustrated in Figure 6. 

 

Background Traffic Volumes 

 

Traffic is projected to 2028, which is five years beyond the anticipated build out in 2023.  The 

anticipated growth rates in the area are based on projections from the Chicago Metropolitan 

Agency for Planning (CMAP). The AADT for Ogden Street was obtained from the IDOT website.  

A summary of the CMAP growth rate for Ogden Avenue is provided in Table 2. CMAP 

correspondence, including supporting historical AADT information, is provided in Appendix B.    

 

Table 2: CMAP Growth Rates 

 
 

The CMAP projections indicate that the yearly growth rate is 0.36 percent per year. This 

amounts to total growth of 3.24 percent from 2019 to 2028. This growth factor is applied to the 

existing peak hour counts for the Ogden Avenue through movements to obtain the background 

volumes. 

 

As stated previously, there are three parcels in the area that may be redevelopment within the 

horizon year of this study. The planned redevelopment of Parcel 1 and Parcel 2 consists of 

several types of senior housing, and Parcel 3 is currently zoned for R-2 Residential.  Projected 

trip generation of Parcels 1 and 2 was estimated in a separate traffic impact analysis study titled 

IBLP Redevelopment prepared by V3 Companies and dated March 13, 2020.  Projected trips 

associated with Parcel 3 are estimated using Trip Generation Manual, 10th methodology for the 

single family home zoning. 

  

A summary of the trip generation associated with these developments is provided in Table 3.  

Supporting trip generation tables are provided in Appendix C. 

2050 Proj.

Ogden Avenue 30,300 (2017) 33,900 11.88% 0.36% 3.24%

Existing AADT 

(Year)

Street

AADT Total Growth 

from Count 

Year to 2050

Non 

Compounded 

Yearly Rate

Total Growth 

from 2019 to 

2028
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Table 3: Additional Background Trip Generation 

 
 

It is assumed that the trip distribution and assignment of the additional background 

developments will be consistent with the assignment and distribution of the proposed 

development.  

 

The assumed trip generation is added to the CMAP based background growth to obtain the 

background traffic volumes.  The 2028 background traffic volumes are illustrated in Figure 7. 

 

Future Traffic Volumes 

 

The project traffic volume is added to the background volume to obtain the future traffic volumes 

for the study intersections. Future with project traffic volumes are depicted in Figure 8. 

  

In Out Total In Out Total

1 1053 24 27 51 31 37 68
IBLP Redevelopment TIA 

(March 2020)

2 99 2 4 6 5 5 10
IBLP Redevelopment  TIA 

(March 2020)

3 258 5 15 20 15 9 24
Estimated based on R-2 

Zoning

Source
PM

Parcel
AM

Daily
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IV. TRAFFIC ANALYSIS 

 

Auxiliary Lane Analysis 

 

This study evaluated whether additional auxiliary lanes are warranted at any study area 

intersections. The warrant analysis follows the methodology detailed in IDOT’s Bureau of 

Design and Environmental Manual (BDE). Warrants are determined based on factors such as 

through volume, opposing volume, and percentage of turning vehicles. Different warrants are 

used for left turn lanes and right turn lanes, and factors such as design speed.   

 

The eastbound left turn movement and westbound right turn movement at the intersection of 

Ogden Avenue and Adams Street do not meet warrants for auxiliary turn lanes during either 

peak hour.  Additionally, there are no unsignalized driveways or intersections along the corridor 

east of IL 83 that have dedicated turn lanes. Therefore, turn lanes are not proposed at the 

intersection of Ogden Avenue and Adams Street.  

 

No warrants are met for the proposed driveways on Adams Street or Madison Street. 

 

Supporting information for the auxiliary lane analysis is included in Appendix D. 

 

Capacity Analysis – Ogden Avenue/Adams Street Intersection 

 

The operation of a facility is evaluated based on level of service (LOS) calculations obtained by 

analytical methods defined in the Transportation Research Board’s Highway Capacity Manual 

(HCM), 6th Edition. The concept of LOS is defined as a quality measure describing operational 

conditions within a traffic stream, generally in terms of such service measures as speed and 

travel time, freedom to maneuver, traffic interruptions, and comfort and convenience.   

 

There are six LOS letter designations, from A to F, with LOS A representing the best operating 

conditions and LOS F the worst. 

 
The LOS of an intersection is based on the average control delay per vehicle.  For a signalized 

intersection, the delay is calculated for each lane group and then aggregated for each approach 

and for the intersection as a whole.  Generally, the LOS is reported for the intersection as a 

whole.  For an unsignalized intersection, the delay is only calculated and reported for each 

minor movement.  An overall intersection LOS is not calculated. 

 

There are different LOS criteria for signalized and unsignalized intersections primarily due to 

driver perceptions of transportation facilities.  The perception is that a signalized intersection is 

expected to carry higher traffic volumes and experience a greater average delay than an 

unsignalized intersection. The LOS criteria for signalized and unsignalized intersections are 

provided in Table 4. 
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Table 4: Level of Service Definitions for Signalized and Unsignalized Intersections 

Level of Service 
Signalized Intersection 

Control Delay 
(seconds/vehicle) 

Unsignalized Intersection 
Control Delay 

(seconds/vehicle) 

A < 10 ≤ 10.0 

B > 10.0 and ≤ 20.0 > 10.0 and ≤ 15.0 

C > 20.0 and ≤ 35.0 > 15.0 and ≤ 25.0 

D > 35.0 and ≤ 55.0 > 25.0 and ≤ 35.0 

E > 55.0 and ≤ 80.0 > 35.0 and ≤ 50.0 

F > 80.0 > 50.0 

Source:  Transportation Research Board, Highway Capacity Manual 6th Edition, National Research 
Council, 2016.   

 

 

 

The study area consists of the stop controlled intersection of Ogden Avenue/Adams Street and 

the existing and proposed intersections on Ogden Avenue and Adams Street. Capacity analysis 

was performed with Synchro 9 (9.2.912.6). Models were created for the weekday am and 

weekday pm peak hours for the existing, 2028 background, and 2028 future with project 

scenarios. Multiple scenarios are created to evaluate the existing, background, and future with 

project traffic volumes for the weekday am and pm peak hours. Results for the unsignalized 

intersections are summarized in Table 5. Supporting analysis worksheets for the existing, 

background and future traffic conditions are provided in Appendices E, F and G. 

 

Table 5: Unsignalized Intersection Capacity Analysis 

 
 

All minor approaches and movements at the unsignalized intersection of Ogden Avenue & 

Adams Street operate at LOS C or better during both the weekday am and pm peak hours 

under existing conditions. Delays increase slightly in the background scenario but there are no 

changes in level of service. The addition of the project related trips again slightly increases the 

delay times for several movements but all movements continue to operate at LOS C or better 

with the exception of the southbound approach at the Ogden Avenue/Adams Street intersection 

during the pm peak hour, which falls to LOS D. 

 

 

Delay 

(s/veh)
LOS

Delay 

(s/veh)
LOS

Delay 

(s/veh)
LOS

Delay 

(s/veh)
LOS

Delay 

(s/veh)
LOS

Delay 

(s/veh)
LOS

Ogden Avenue & Adams Street

EB Left 9.6 A 9.7 A 9.7 A 9.6 A 10.3 B 10.4 B

SB Approach 15.3 C 17.3 C 18.2 C 15.8 C 25.5 C 33.9 D

PM Peak Hour

Intersection /

Approach

Existing 

(2019)

Background 

(2028)

Existing 

(2019)

Background 

(2028)

Future w/ 

Project (2028)

Future w/ 

Project (2028)

AM Peak Hour
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Capacity Analysis – Roadway Daily Traffic 

 

The capacity of a two-lane residential street is typically expected to carry between 5,000 and 

8,000 vehicles a day.  In the existing condition, there are 2,200 vehicles per day on Madison 

Street north of Ogden Avenue and 1,100 vehicles per day on Adams Street. 

 

CMAP projections indicate that daily traffic on Madison Street will grow to 2,460 in the 

background condition. Background daily traffic on Adams Street includes traffic generated by 

Parcels 1, 2, and 3 which are likely to be developed by 2028. This results in an ADT of 2,640 on 

Adams Street north of Ogden Avenue. 

 

The addition of project related trips results in an ADT on Madison Street of 2,731 and 2,853 on 

Adams Street.  In all cases, the projected ADT is less than the 5,000 to 8,000 vehicles per day 

that is considered typical for this type of neighborhood roadway.  Therefore, no capacity issues 

are anticipated on Adams Street, Madison Street, or at the proposed driveways. 

 

Proposed Lane Configuration 

 

Overall, it is concluded that no modifications are necessary at the intersection of Ogden Avenue 

& Adams Street and that no auxiliary turn lanes are necessary at the proposed intersections on 

Adams Street and Madison Street.  The proposed lane configuration is illustrated in Figure 9 
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V. CONCLUSIONS 

 

The purpose of this study is to evaluate the redevelopment of properties located between 

Adams Street and Madison Street approximately 1,500 feet north of Ogden Avenue in Hinsdale, 

Illinois. The proposed redevelopment consists of single family housing with driveways on Adams 

Street and Madison Street.   

 

The site includes two separate residential parcels with access to Adams Street and Madison 

Street. The west parcel is located east of Adams Street and consists of 20 single family homes 

and will be accessed via one full access driveway on Adams Street aligned with Birchwood 

Road. The east parcel is located west of Madison Street and consists of 26 single family homes 

and will be accessed via two full access driveways on Madison Street aligned with Birchwood 

Road and Glendale Avenue. Cross access is not provided between the two parcels.  

 

Traffic estimates are projected to 2028, which is five years beyond the anticipated build out in 

2023. The anticipated growth rates in the area are based on projections from the Chicago 

Metropolitan Agency for Planning (CMAP).  Background volumes also include traffic associated 

with three unrelated developments to the south that are likely to be completed prior to 2028.   

 

Left turn lane and right turn lane analyses have been conducted following the warrants 

documented in the IDOT BDE Manual. Results of the warrant analyses indicate that left turn and 

right turn lanes are not warranted at any study area intersections and driveways.  

 

For this study, 10 percent of traffic generated by the proposed development has been assigned 

to the north and the remaining 90 percent has been assigned to the south to Ogden Avenue. 

Since Adams Street currently serves mostly residential traffic, it is anticipated that the existing 

travel patterns at the Ogden Avenue intersection will continue with the new trips generated by 

the proposed residential units. Therefore, the trips generated by the proposed development are 

assigned to the roadway network in proportion to the observed minor movement volumes with 

different distributions for the am and pm peak hours.   

 

All minor approaches and movements at the unsignalized intersection of Ogden Avenue & 

Adams Streets operate at LOS C or better during both the weekday am and pm peak hours 

under existing conditions. Delays increase slightly in the background scenario but there are no 

changes in level of service. The addition of the project related trips again slightly increases the 

delay times for several movements but all movements continue to operate at LOS C or better 

with the exception of the southbound approach at the Ogden Avenue/Adams Street intersection 

during the pm peak hour, which falls to LOS D. 

 

The projected daily traffic on Adams Street and Madison Street are less than the 5,000 to 8,000 

vehicles per day that is considered typical for this type of roadway. Therefore, no capacity issues 

are anticipated on Adams Street, Madison Street, or at the proposed driveways. Overall, it is 

concluded that no modifications are necessary at the intersection of Ogden Avenue/Adams Street 

and that no auxiliary turn lanes are necessary at the proposed intersections and driveways.  



 

 
 
 

 
 
 
 
 
 
 
 
 
 

APPENDIX A 
 

EXISTING TRAFFIC COUNT 
  



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: LOCATION: Adams St -- US 34 (Ogden Ave) QC JOB #: QC JOB #: 15056101
CITY/STATE: CITY/STATE: Hinsdale, IL DATE: DATE: Thu, Aug 22 2019

32 36

23 0 9

1340 31 7 1322

1032 0.970.97 1315

1063 0 0 1041

0 0 0

0 0

Peak-Hour: 7:45 AM -- 8:45 AMPeak-Hour: 7:45 AM -- 8:45 AM
Peak 15-Min: 7:45 AM -- 8:00 AMPeak 15-Min: 7:45 AM -- 8:00 AM

0 8.3

0 0 0

3.9 9.7 0 3.9

5.4 4

5.6 0 0 5.4

0 0 0

0 0

0

0 1

0

0 1 0

0 0

0 0

0 0

0 0 0

NA

NA NA

NA

NA

NA NA

NA

15-Min Count15-Min Count
Period Period 

Beginning AtBeginning At

Adams StAdams St
(Northbound)(Northbound)

Adams StAdams St
(Southbound)(Southbound)

US 34 (Ogden Ave)US 34 (Ogden Ave)
(Eastbound)(Eastbound)

US 34 (Ogden Ave)US 34 (Ogden Ave)
(Westbound)(Westbound) TotalTotal HourlyHourly

TotalsTotals
LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU

7:00 AM 0 0 0 0 3 0 1 0 3 211 0 0 0 263 2 0 483
7:15 AM 0 0 0 0 2 0 1 0 3 240 0 0 0 297 2 0 545
7:30 AM 0 0 0 0 3 0 6 0 3 259 0 0 0 320 0 0 591
7:45 AM 0 0 0 0 4 0 7 0 7 279 0 0 0 320 3 0 620 2239
8:00 AM 0 0 0 0 2 0 3 0 7 242 0 2 0 355 0 0 611 2367
8:15 AM 0 0 0 0 2 0 5 0 5 249 0 0 0 308 1 0 570 2392
8:30 AM 0 0 0 0 1 0 8 0 10 262 0 0 0 332 3 0 616 2417
8:45 AM 0 0 0 0 3 0 2 0 6 270 0 0 0 282 1 0 564 2361

Peak 15-MinPeak 15-Min
FlowratesFlowrates

NorthboundNorthbound SouthboundSouthbound EastboundEastbound WestboundWestbound
TotalTotalLeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU

All Vehicles 0 0 0 0 16 0 28 0 28 1116 0 0 0 1280 12 0 2480
Heavy Trucks 0 0 0 0 0 0 0 60 0 0 44 0 104
Pedestrians 0 0 0 4 4

Bicycles 0 0 0 0 1 0 0 0 0 0 0 0 1
Railroad

Stopped Buses

Comments:

Report generated on 8/26/2019 2:20 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Page 1 of 1



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: LOCATION: Adams St -- US 34 (Ogden Ave) QC JOB #: QC JOB #: 15056102
CITY/STATE: CITY/STATE: Hinsdale, IL DATE: DATE: Thu, Aug 22 2019

54 46

50 0 4

1410 35 11 1371

1812 0.950.95 1360

1847 0 0 1816

0 0 0

0 0

Peak-Hour: 4:30 PM -- 5:30 PMPeak-Hour: 4:30 PM -- 5:30 PM
Peak 15-Min: 5:00 PM -- 5:15 PMPeak 15-Min: 5:00 PM -- 5:15 PM

1.9 4.3

2 0 0

1.3 0 18.2 1.4

1.5 1.3

1.5 0 0 1.5

0 0 0

0 0

1

0 0

0

0 0 0

0 1

0 0

0 0

0 0 0

NA

NA NA

NA

NA

NA NA

NA

15-Min Count15-Min Count
Period Period 

Beginning AtBeginning At

Adams StAdams St
(Northbound)(Northbound)

Adams StAdams St
(Southbound)(Southbound)

US 34 (Ogden Ave)US 34 (Ogden Ave)
(Eastbound)(Eastbound)

US 34 (Ogden Ave)US 34 (Ogden Ave)
(Westbound)(Westbound) TotalTotal HourlyHourly

TotalsTotals
LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU

4:00 PM 0 0 0 0 0 0 5 0 4 424 0 3 0 310 2 0 748
4:15 PM 0 0 0 0 1 0 9 0 14 417 0 2 0 309 5 0 757
4:30 PM 0 0 0 0 0 0 10 0 4 465 0 0 0 344 2 0 825
4:45 PM 0 0 0 0 2 0 9 0 7 451 0 0 0 318 3 0 790 3120
5:00 PM 0 0 0 0 0 0 17 0 13 467 0 0 0 359 2 0 858 3230
5:15 PM 0 0 0 0 2 0 14 0 11 429 0 0 0 339 4 0 799 3272
5:30 PM 0 0 0 0 0 0 10 0 17 408 0 3 0 299 1 0 738 3185
5:45 PM 0 0 0 0 0 0 13 0 9 413 0 2 0 281 2 0 720 3115

Peak 15-MinPeak 15-Min
FlowratesFlowrates

NorthboundNorthbound SouthboundSouthbound EastboundEastbound WestboundWestbound
TotalTotalLeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU

All Vehicles 0 0 0 0 0 0 68 0 52 1868 0 0 0 1436 8 0 3432
Heavy Trucks 0 0 0 0 0 0 0 28 0 0 16 0 44
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Railroad

Stopped Buses

Comments:

Report generated on 8/26/2019 2:20 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Page 1 of 1



 

 
 
 

 
 
 
 
 
 
 
 
 
 

APPENDIX B 
 

CMAP CORRESPONDENCE  
  



 
September 13, 2019 

Carl Schwarzer, P.E.   
Project Engineer 
V2 Companies 
7325 Janes Avenue  
Woodridge, IL 60517 
 

Subject:  Ogden Avenue - Adams Street - Madison Street 

  IDOT 
 
Dear Mr. Schwarzer:  
 
In response to a request made on your behalf and dated September 12, 2019, we have 
developed year 2050 average daily traffic (ADT) projections for the subject location.    
 

ROAD SEGMENT Current Volumes Year 2050 ADT 

Ogden Ave (US 34)  30,300 33,900 

Adams St 1,100 1,230 

Madison St north of Ogden Ave 2,200 2,460 

Madison St south of Ogden Ave 5,100 5,700 

 
Traffic projections are developed using existing ADT data provided in the request letter 
and the results from the March 2019 CMAP Travel Demand Analysis. The regional travel 
model uses CMAP 2050 socioeconomic projections and assumes the implementation of 
the ON TO 2050 Comprehensive Regional Plan for the Northeastern Illinois area.  The 
provision of this data in support of your request does not constitute a CMAP endorsement 
of the proposed development or any subsequent developments. 
 
If you have any questions, please call me at (312) 386-8806. 
 
Sincerely, 

 
Jose Rodriguez, PTP, AICP 
Senior Planner, Research & Analysis 
 
cc: Quigley (IDOT)    
S:\AdminGroups\ResearchAnalysis\2019_ForecastsTraffic\Hinsdale\du-29-19\du-29-19.docx
 



 

 
 
 

 
 
 
 
 
 
 
 
 
 

APPENDIX C 
 

ADDITIONAL BACKGROUND TRIP GENERATION TABLES 
 
 
 
 
 
 
 
 
 
 

  



In Out Total In Out Total

252
Senior Adult Living - 
Attached

135
Dwelling 

Units
1053 9 18 27 19 16 35

254 Assisted Living 128 Beds 99 15 9 24 12 21 33

1152 24 27 51 31 37 68

252
Senior Adult Living - 
Attached

31
Dwelling 

Units
258 2 4 6 5 5 10

258 2 4 6 5 5 10

1410 26 31 57 36 42 78

TRIP GENERATION FROM IBLP STUDY

POD LUC Land Use Size
AM PM

Sub-Total: 

2
Sub-Total: 

1

Daily

TOTAL TRIP GENERATION: 



In Out Total In Out Total

NE Quad of 
Ogden & Adams

210
Single Family Detached 
Housing

22
Dwelling 

Units
5 15 20 15 9 24

Estimated Trip Generation of Parcel 3
PM

Parcel LUC Land Use Size
AM



 

 
 
 

 
 
 
 
 
 
 

APPENDIX D 
 

AUXILIARY LANE WARRANT ANALYSIS 
 
  



Ogden & Adams

1
Unsignalized intersection on a two lane 
highway that satisfies the criteria in BDE 
Figures

No Not a two-lane Highway.

2
Unsignalized intersection on a four lane 
highway that satisfies the criteria in BDE 
Figures

No Figures are for speed limits over 50 mph.

3
On expressways where the side street ADT 
is over 250

No Not on an expressway.

4
Any intersection where a capacity analysis 
determines a right-turn lane is necessary to 
meet the LOS criteria

No All movements operate at acceptable LOS.

5

At any intersection where the right-turning 
volume is greater than 150 vph and where 
there is greater than 300 vplph on the 
mainline

No Volume is less than 150 vph.

6
Uniformity of intersection design along the 
highway if other intersections have right-
turn lanes

No
No unsignalized intersections in the area have right 
turn lanes.

7
Any intersection where the mainline is 
curved to the left and the mainline curve 
requires superelevation

No Roads are not on curves

8

At railroad crossings where the railroad is 
located close to the intersection and a right 
turn lane would be desirable to efficiently 
move through traffic on the parallel 
roadway

No Not near a railroad.

9

Any intersection where the crash 
experience, traffic operations, sight 
distance restrictions, or engineering 
judgement indicates a significant conflict 
related to left-turning vehicles.

No
No additional indicators mandating right-turn 
lanes.

Ogden & Adams

1
Unsignalized intersection on a two lane 
highway that satisfies the criteria in BDE 
Figures

No Not a two-lane Highway.

2
Signalized intersetion where the left-
turning volume is equal to or greater than 
75 vph

No Not Signalized.

3
Any intersection where a capacity analysis 
determines a left-turn lane is necessary to 
meet the LOS criteria

No All movements operate at acceptable LOS.

4
Uniformity of intersection design along the 
highway if other intersections have left-
turn lanes

No
No unsignalized intersections in the area have left 
turn lanes.

5

Any intersection where the crash 
experience, traffic operations, sight 
distance restrictions, or engineering 
judgement indicates a significant conflict 
related to left-turning vehicles.

No No additional indicators mandating left-turn lanes.

Criteria Met?

Criteria Right-Turn Lane Warrants Reason

Criteria Left-Turn Lane Warrants

Criteria Met?

Reason



 

 
 
 

 

 
 
 
 
 
 
 
 

APPENDIX E 
 

CAPACITY ANALYSIS WORKSHEETS 
EXISTING 

  



Heather Highlands Existing (2019)
1: Ogden & Adams Timing Plan: AM Peak Hour

04/20/2020 Synchro 9 Report
V3 Co. Page 1

Intersection
Int Delay, s/veh 0.6

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 31 1032 1315 7 9 23
Future Vol, veh/h 31 1032 1315 7 9 23
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 33 1086 1384 7 9 24
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 1392 0 - 0 1996 696
          Stage 1 - - - - 1388 -
          Stage 2 - - - - 608 -
Critical Hdwy 4.14 - - - 6.84 6.94
Critical Hdwy Stg 1 - - - - 5.84 -
Critical Hdwy Stg 2 - - - - 5.84 -
Follow-up Hdwy 2.22 - - - 3.52 3.32
Pot Cap-1 Maneuver *823 - - - *240 *550
          Stage 1 - - - - *519 -
          Stage 2 - - - - *653 -
Platoon blocked, % 1 - - - 1 1
Mov Cap-1 Maneuver *823 - - - *216 *550
Mov Cap-2 Maneuver - - - - *216 -
          Stage 1 - - - - *519 -
          Stage 2 - - - - *587 -
 

Approach EB WB SB
HCM Control Delay, s 0.8 0 15.3
HCM LOS C
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) * 823 - - - 383
HCM Lane V/C Ratio 0.04 - - - 0.088
HCM Control Delay (s) 9.6 0.5 - - 15.3
HCM Lane LOS A A - - C
HCM 95th %tile Q(veh) 0.1 - - - 0.3

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



Heather Highlands Existing (2019)
1: Ogden & Adams Timing Plan: PM Peak Hour

04/20/2020 Synchro 9 Report
V3 Co. Page 1

Intersection
Int Delay, s/veh 0.4

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 35 1812 1360 11 4 50
Future Vol, veh/h 35 1812 1360 11 4 50
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 37 1907 1432 12 4 53
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 1443 0 - 0 2464 722
          Stage 1 - - - - 1437 -
          Stage 2 - - - - 1027 -
Critical Hdwy 4.14 - - - 6.84 6.94
Critical Hdwy Stg 1 - - - - 5.84 -
Critical Hdwy Stg 2 - - - - 5.84 -
Follow-up Hdwy 2.22 - - - 3.52 3.32
Pot Cap-1 Maneuver *823 - - - *85 *550
          Stage 1 - - - - *519 -
          Stage 2 - - - - *341 -
Platoon blocked, % 1 - - - 1 1
Mov Cap-1 Maneuver *823 - - - *85 *550
Mov Cap-2 Maneuver - - - - *85 -
          Stage 1 - - - - *519 -
          Stage 2 - - - - *341 -
 

Approach EB WB SB
HCM Control Delay, s 0.2 0 15.8
HCM LOS C
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) * 823 - - - 391
HCM Lane V/C Ratio 0.045 - - - 0.145
HCM Control Delay (s) 9.6 0 - - 15.8
HCM Lane LOS A A - - C
HCM 95th %tile Q(veh) 0.1 - - - 0.5

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



 

 
 
 

 
 
 
 
 
 
 
 

APPENDIX F 
 

CAPACITY ANALYSIS WORKSHEETS 
BACKGROUND 

  



Heather Highlands Background (2028)
1: Ogden & Adams Timing Plan: AM Peak Hour

04/20/2020 Synchro 9 Report
V3 Co. Page 1

Intersection
Int Delay, s/veh 1

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 54 1065 1358 12 20 53
Future Vol, veh/h 54 1065 1358 12 20 53
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 57 1121 1429 13 21 56
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 1442 0 - 0 2110 721
          Stage 1 - - - - 1436 -
          Stage 2 - - - - 674 -
Critical Hdwy 4.14 - - - 6.84 6.94
Critical Hdwy Stg 1 - - - - 5.84 -
Critical Hdwy Stg 2 - - - - 5.84 -
Follow-up Hdwy 2.22 - - - 3.52 3.32
Pot Cap-1 Maneuver *823 - - - *240 *550
          Stage 1 - - - - *519 -
          Stage 2 - - - - *609 -
Platoon blocked, % 1 - - - 1 1
Mov Cap-1 Maneuver *823 - - - *196 *550
Mov Cap-2 Maneuver - - - - *196 -
          Stage 1 - - - - *519 -
          Stage 2 - - - - *497 -
 

Approach EB WB SB
HCM Control Delay, s 1.2 0 17.3
HCM LOS C
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) * 823 - - - 368
HCM Lane V/C Ratio 0.069 - - - 0.209
HCM Control Delay (s) 9.7 0.8 - - 17.3
HCM Lane LOS A A - - C
HCM 95th %tile Q(veh) 0.2 - - - 0.8

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



Heather Highlands Background (2028)
1: Ogden & Adams Timing Plan: PM Peak Hour

04/20/2020 Synchro 9 Report
V3 Co. Page 1

Intersection
Int Delay, s/veh 1

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 69 1871 1404 22 8 100
Future Vol, veh/h 69 1871 1404 22 8 100
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 73 1969 1478 23 8 105
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 1501 0 - 0 2619 751
          Stage 1 - - - - 1489 -
          Stage 2 - - - - 1130 -
Critical Hdwy 4.14 - - - 6.84 6.94
Critical Hdwy Stg 1 - - - - 5.84 -
Critical Hdwy Stg 2 - - - - 5.84 -
Follow-up Hdwy 2.22 - - - 3.52 3.32
Pot Cap-1 Maneuver *753 - - - *45 *503
          Stage 1 - - - - *475 -
          Stage 2 - - - - *296 -
Platoon blocked, % 1 - - - 1 1
Mov Cap-1 Maneuver *753 - - - *45 *503
Mov Cap-2 Maneuver - - - - *45 -
          Stage 1 - - - - *475 -
          Stage 2 - - - - *296 -
 

Approach EB WB SB
HCM Control Delay, s 0.4 0 25.5
HCM LOS D
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) * 753 - - - 287
HCM Lane V/C Ratio 0.096 - - - 0.396
HCM Control Delay (s) 10.3 0 - - 25.5
HCM Lane LOS B A - - D
HCM 95th %tile Q(veh) 0.3 - - - 1.8

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



 

 
 
 

 
 
 
 
 
 
 
 

APPENDIX G 
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Heather Highlands Future with Project (2028)
1: Ogden & Adams Timing Plan: AM Peak Hour

04/20/2020 Synchro 9 Report
V3 Co. Page 1

Intersection
Int Delay, s/veh 1.2

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 57 1069 1369 13 24 62
Future Vol, veh/h 57 1069 1369 13 24 62
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 60 1125 1441 14 25 65
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 1455 0 - 0 2131 727
          Stage 1 - - - - 1448 -
          Stage 2 - - - - 683 -
Critical Hdwy 4.14 - - - 6.84 6.94
Critical Hdwy Stg 1 - - - - 5.84 -
Critical Hdwy Stg 2 - - - - 5.84 -
Follow-up Hdwy 2.22 - - - 3.52 3.32
Pot Cap-1 Maneuver *823 - - - *240 *550
          Stage 1 - - - - *519 -
          Stage 2 - - - - *609 -
Platoon blocked, % 1 - - - 1 1
Mov Cap-1 Maneuver *823 - - - *193 *550
Mov Cap-2 Maneuver - - - - *193 -
          Stage 1 - - - - *519 -
          Stage 2 - - - - *491 -
 

Approach EB WB SB
HCM Control Delay, s 1.3 0 18.2
HCM LOS C
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) * 823 - - - 363
HCM Lane V/C Ratio 0.073 - - - 0.249
HCM Control Delay (s) 9.7 0.9 - - 18.2
HCM Lane LOS A A - - C
HCM 95th %tile Q(veh) 0.2 - - - 1

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



Heather Highlands Future with Project (2028)
1: Ogden & Adams Timing Plan: PM Peak Hour

04/22/2020 Synchro 9 Report
V3 Co. Page 1

Intersection
Int Delay, s/veh 1.3

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 79 1883 1412 25 9 106
Future Vol, veh/h 79 1883 1412 25 9 106
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 83 1982 1486 26 9 112
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 1513 0 - 0 2656 756
          Stage 1 - - - - 1499 -
          Stage 2 - - - - 1157 -
Critical Hdwy 4.14 - - - 6.84 6.94
Critical Hdwy Stg 1 - - - - 5.84 -
Critical Hdwy Stg 2 - - - - 5.84 -
Follow-up Hdwy 2.22 - - - 3.52 3.32
Pot Cap-1 Maneuver *753 - - - *34 *503
          Stage 1 - - - - *475 -
          Stage 2 - - - - *296 -
Platoon blocked, % 1 - - - 1 1
Mov Cap-1 Maneuver *753 - - - *34 *503
Mov Cap-2 Maneuver - - - - *34 -
          Stage 1 - - - - *475 -
          Stage 2 - - - - *296 -
 

Approach EB WB SB
HCM Control Delay, s 0.4 0 33.9
HCM LOS D
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) * 753 - - - 242
HCM Lane V/C Ratio 0.11 - - - 0.5
HCM Control Delay (s) 10.4 0 - - 33.9
HCM Lane LOS B A - - D
HCM 95th %tile Q(veh) 0.4 - - - 2.6

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



www.housingtrendsllc.com

McNaughton Development

Heather Highlands Market Assessment and Demand Analysis

Village of Hinsdale, DuPage County, Illinois

April 2020

210 Cedar Ave. |  St. Charles, Illinois 60174  |  (630) 544-7826



www.housingtrendsllc.com

Table of Contents

BACKGROUND, OBJECTIVE, AND KEY ASSUMPTIONS 3

EXECUTIVE SUMMARY 5

LOCATION ANALYSIS 14

COMPETITIVE ANALYSIS 23

ECONOMIC ANALYSIS 32

APPENDIX 42



www.housingtrendsllc.com
3

Background, Objective, and Key Assumptions



www.housingtrendsllc.com

Background, Objective and Key Assumptions
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Background Housing Trends, LLC was retained by McNaughton Development to assess the viability of the Subject location and 
make product and pricing recommendations that will maximize revenue and velocity at the proposed Heather 
Highlands community. The property is located in the Village of Hinsdale, north of Ogden Ave and east of N. Adams 
St. 

Objective The objective of this assignment was to compile and evaluate pertinent housing information in order to provide 
product, pricing and absorption projections for the recommended product type. To achieve the objective of this 
assignment, information on the Subject was reviewed, the Subject site was visited, and information was compiled 
and analyzed on: actively selling new home communities as well as existing home sales in the Target Market Area 
(portions of DuPage and Cook Counties.) 

Key Assumptions It is important to note that our pricing recommendations and absorption targets assume certain parameters regarding 
project execution. To achieve the prices and sales rates reflected in this report, it is assumed that the community will: 
1) offer floor plan sizes and types as proposed, 2) be executed in a quality “market appropriate” manner with a 
community entrance, monumentation, landscaping, amenities, spec levels, and unit finishes in-line with market 
expectations, 3) have advertising and marketing efforts generating qualified shopper traffic commensurate with 
market comps achieving comparable sales rates, 4) have an on-site sales office open at least five days per week, 5) 
have fully decorated model homes reflecting each product type, and 6) have experienced sales agents familiar with 
the local market. In terms of product, as a general guide we have assumed that Builder product would be 
commensurate with other new home communities in the Target Market Area. If the Builder does not meet these 
conditions, it could have adverse impacts on project performance that could impact achievable prices and/or sales 
rates.

Contact Information For questions and/or comments regarding this report, please contact:

Lance Ramella, President
Housing Trends, LLC
210 Cedar Avenue
St. Charles, IL  60174
lramella@housingtrendsllc.com
630.544.7826
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Executive Summary – Key Observations and Recommendations

• The annual employment growth rate was as low as 0.0% as recently as November 2019. Since that time, employment 
has grown to 0.6%. We expect employment growth to remain on a temporary pause through most of 2020 as the United 
States struggles to contain the Coronavirus. We expect employment to increase rapidly as soon as this crisis is 
resolved. 

• Single-family permit activity fell by approximately 10.1% from 2018 to 2019. We anticipate single-family permits to fall 
again in 2020 as building activity has slowed due to the Coronavirus. This decline should create a pent-up demand 
situation as we return to normal economic activity in 2021. 

• Our proprietary demand analysis indicates that there is significant demand for homebuyers in the 35-74 year-old 
categories with median household incomes over $200,000. Based on this demand analysis, we believe that there is 
sufficient demand for the recommended product and pricing at the Subject.  

• The primary reason for success for new residential communities is proximity to employment. The commute time to 
downtown Chicago via the Hinsdale Metra Station is only 25 minutes. In addition, the drive time to downtown Chicago is 
generally 30 minutes (depending on traffic). The Subject is also only minutes away from the I-88 employment corridor, 
which is the second largest employment center in the region.

• The Subject is located within the Consolidated School District 181 and Hinsdale High School District 86. The assigned 
schools to the Subject property (Monroe Elementary, Clarendon Hills Middle and Hinsdale Central High School) are 
among the top achieving schools in the region. Hinsdale High School is considered a top 10 high school in the state 
while the elementary and middle schools are ranked in the top 100 in the state.

• The Hinsdale “brand name” adds value to the Subject versus surrounding communities as Hinsdale is one of the most 
desirable communities in the Western Suburbs of Chicago.

• The Subject site is very convenient to local transportation corridors with easy access to I-88 via Highway 83 (0.3 miles to 
the west) and easy access to the Tri-State Tollway (1.4 miles to the east). In addition, the Hinsdale Metra Rail Station is 
located 1.6 miles to the south in downtown Hinsdale.

6
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Product Positioning and Absorption

• Single-Family Ranch

The developer is planning to build 23 single-family ranch homes on 45’ wide lots. These units are recommended to range in size 
from 2,300 to 3.200 square feet. These plans will be attractive to active adult buyers downsizing from large, local homes and
seeking a maintenance free, single-level living environment. The Subject will have a competitive advantage over most single-family 
ranch homes as the units will be maintenance free, which is unique for this market. We are estimating a monthly absorption rate of 
1.0/month for the Single-Family Ranch homes. 

• Traditional Single-Family 

The developer is planning to build 23 traditional single-family homes on cluster lots. These units are recommended to range in size 
from 3,600 to 4,100 square feet and have all bedrooms upstairs (with the exception of dens). These plans will be attractive to 
family buyers moving from Chicago in search of excellent schools as well as local family buyers seeking to buy a new home and/or
reduce exterior maintenance. The primary competitor for the Traditional Single-Family homes will be local resales. We have 
positioned the Subject slightly below the overall single-family trendline. However, we also reviewed single-family resale homes on 
similar sized lots (less than 8,000 sq. ft.) and with unit sizes between 3,000 to 5,000 sq. ft. and built since 2000. Using these 
comps, the Subject is positioned above the trendline. The Subject will have a competitive advantage over most single-family 
homes as the units will be maintenance free, which is unique for this market. We are estimating a monthly absorption rate of 1.0
for the Traditional Single-Family homes. 



www.housingtrendsllc.com

Executive Summary – Pricing Recommendations – Traditional SF
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The developer is planning to build 23 standard single-family homes on cluster lots and 23 single-family ranch homes. These plans
will be attractive to family buyers moving from Chicago in search of excellent schools, local family buyers seeking to buy a new
home and/or reduce exterior maintenance and active adult buyers seeking to downsize from a large home in the local area.

23 Notes:
0

Lot Dimensions: 23
Sales Open Date: Jan-21 N/A 1.0

Plan Name Sq. Ft. Beds Baths Floors Garage
Master 
Down Tax Rate HOA Base Price Incentives

Net Base 
Price

Avg.      
$/Sq. Ft.

Avg. 
Options

Avg. 
Premiums Total Price

Total 
$/Sq. Ft.

Monthly Pmt 
at 4.0% 

31% Income 
to Qualify

Essex 2,300 2 2.5 1 2 x 2.5% $150 $934,000 $0 $934,000 $406 140,100$   $7,500 $1,081,600 $470.26 $6,849 $305,739
Brunswick 2,300 2 2.5 1 2 x 2.5% $150 $944,000 $0 $944,000 $410 141,600$   $7,500 $1,093,100 $475.26 $6,921 $308,953

Ashford 2,450 2 2.5 1 2 x 2.5% $150 $949,000 $0 $949,000 $387 142,350$   $7,500 $1,098,850 $448.51 $6,956 $310,516
Fenwick 2,475 2 2.5 1 2 x 2.5% $150 $954,000 $0 $954,000 $385 143,100$   $7,500 $1,104,600 $446.30 $6,992 $312,123
Carlisle II 3,000 3 2.5 2 2 x 2.5% $150 $984,000 $0 $984,000 $328 147,600$   $7,500 $1,139,100 $379.70 $7,205 $321,631
Bostonian 3,100 3 2.5 2 2 x 2.5% $150 $994,000 $0 $994,000 $321 149,100$   $7,500 $1,150,600 $371.16 $7,277 $324,845

Astoria 3,200 3 2.5 2 2 x 2.5% $150 $999,000 $0 $999,000 $312 149,850$   $7,500 $1,156,350 $361.36 $7,312 $326,408
Total/Average: 2,689 $965,429 $0 $965,429 $364 144,814$   $7,500 $1,117,743 $421.79 $7,073 $315,745

23 Notes:
0

Lot Dimensions: 23
Sales Open Date: Jan-21 N/A 1.0

Plan Name Sq. Ft. Beds Baths Floors Garage
Master 
Down Tax Rate HOA Base Price Incentives

Net Base 
Price

Avg.      
$/Sq. Ft.

Avg. 
Options

Avg. 
Premiums Total Price

Total 
$/Sq. Ft.

Monthly Pmt 
at 4.0% 

31% Income 
to Qualify

1 3,600 4 3.5 2 2 2.5% $150 $1,050,000 $0 $1,050,000 $292 157,500$   $10,000 $1,217,500 $338.19 $7,691 $343,326
2 3,750 4 3.5 2 2 2.5% $150 $1,070,000 $0 $1,070,000 $285 160,500$   $10,000 $1,240,500 $330.80 $7,834 $349,710
3 3,900 4 3.5 2 2 2.5% $150 $1,100,000 $0 $1,100,000 $282 165,000$   $10,000 $1,275,000 $326.92 $8,047 $359,218
4 4,100 4 3.5 2 2 2.5% $150 $1,150,000 $0 $1,150,000 $280 172,500$   $10,000 $1,332,500 $325.00 $8,403 $375,110

Total/Average: 3,917 $1,106,667 $0 $1,106,667 $283 166,000$   $10,000 $1,282,667 $327.57 $7,994 $361,346

Financing

40' x 70' High School District: Hinsdale Central Units Remaining:
Audit Date: Overall Sales Rate:

Product Prop. Taxes & HOA Pricing

Subject - Traditional Single Family McNaughton Development
Product: Traditional SF Municipality: Hinsdale Total Units:
Lot Size: 2,800 County: DuPage Total Sold:

Audit Date: Overall Sales Rate:
Product Prop. Taxes & HOA Pricing Financing

Lot Size: 3,150 County: DuPage Total Sold:
45' x 70' High School District: Hinsdale Central Units Remaining:

Subject - Ranch McNaughton Development
Product: Single-Family - Ranch Municipality: Hinsdale Total Units:
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Below is a summary of the product and pricing recommendations for the Subject property.

Subject - Ranch Single-Family - Ranch 23 2,300 - 3,200 2,689 $934,000 - $999,000 $965,429 $359 $0 $965,429 $364 $7,500 144,814$      $1,117,743 $422 1.0

Subject - Traditional Single Family Traditional SF 23 3,600 - 4,100 3,917 $1,050,000 - $1,150,000 $1,106,667 $283 $0 $1,106,667 $283 $10,000 166,000$      $1,282,667 $328 1.0

COMMUNITY SUMMARY 46 2,300 - 4,100 3,303 $934,000 - $1,150,000 $1,036,048 $321 $0 $1,036,048 $323 $8,750 155,407$      $1,200,205 $375 1.00

Neighborhood Product

NET PRICE

Avg. Total 
Price

Avg. Total 
$/Sq. Ft.

Total # of 
Units

Unit Size Range
Avg. Unit 

Size
Estimated 

Sales/Month

BASE PRICE TOTAL PRICE

Avg. Base 
$/Sq. Ft.

Incentives
Avg. Net 

Price
Avg. Net 
$/Sq. Ft.

Avg. 
Premiums

Avg. Options
Recommended Base Price 

Range
Avg. Base Price

$900,000

$925,000

$950,000

$975,000

$1,000,000

$1,025,000

$1,050,000

$1,075,000

$1,100,000

$1,125,000

$1,150,000

$1,175,000

$1,200,000

2,200 2,300 2,400 2,500 2,600 2,700 2,800 2,900 3,000 3,100 3,200 3,300 3,400 3,500 3,600 3,700 3,800 3,900 4,000 4,100 4,200

B
as

e 
P

ric
e

Unit Size (Square Feet)

Subject - Ranch Subject - Traditional Single Family
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Executive Summary – Price Appreciation and Potential Sellout
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Due to the presence of the Coronavirus in the market, we are forecasting no new home price appreciation for the Chicago region 
in 2020. We believe that new home price appreciation will rebound in 2021 and 2022 and 1.0% for 2023 and 2024. If the impact 
from the Coronavirus persists into 2021 and beyond, new home price appreciation rates will be impacted negatively.  

Source: Housing Trends, LLC

0.0% 2.0% 2.0% 1.0%

Neighborhood Product Lot Size Dimensions Units Base Price 2020 2021 2022 2023

Subject - Ranch Single-Family - Ranch 3,150 45' x 70' 23 $965,429 $965,429 $984,737 $1,004,432 $1,014,476

Subject - Traditional Single Family Traditional SF 2,800 40' x 70' 23 $1,106,667 $1,106,667 $1,128,800 $1,151,376 $1,162,890

46 $1,036,048 $1,056,769 $1,077,904 $1,088,683

0.0% 0.0% 0.0% 0.0%

Neighborhood Product Lot Size Dimensions Units Absorption 2020 2021 2022 2023

Subject - Ranch Single-Family - Ranch 3,150 45' x 70' 23 1.0 1.0 1.0 1.0 1.0

Subject - Traditional Single Family Traditional SF 2,800 40' x 70' 23 1.0 1.0 1.0 1.0 1.0

46 2.0 2.0 2.0 2.0 2.0

Neighborhood Product Lot Size Dimensions 2020 2021 2022 2023

Subject - Ranch Single-Family - Ranch 3,150 45' x 70' 0 12 11 0

Subject - Traditional Single Family Traditional SF 2,800 40' x 70' 0 12 11 0

0 24 22 0

Price Appreciation

Absorption Appreciation

Potential Buildout

Units

23

46

AVERAGE:

AVERAGE:

23
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ESRI projects that household formations within a 7.5-mile radius from the Subject site will increase by a total of 426 households in 
the next five years (.02%). However, in the 35-44 and 55-74 age categories with median household incomes above $200,000, 
households are expected to increase by 19.5% and 13.7% respectively.

Source: ESRI, Housing Trends, LLC

2019 Households <25 25-34 35-44 45-54 55-64 65-74 >75

<$15K 543         1,648      1,579      1,680      2,778      2,514      3,664      14,406              

$15K-$25K 423         1,389      1,379      1,459      2,466      2,932      4,484      14,532              

$25K-$35K 530         2,126      1,649      1,562      1,970      2,585      4,287      14,709              

$35K-$50K 716         3,236      3,028      2,833      3,074      3,882      5,497      22,266              

$50K-$75K 937         4,717      4,442      5,003      6,875      6,903      6,051      34,928              

$75K-$100K 426         4,085      5,146      5,225      7,317      6,045      2,107      30,351              

$100K-$150K 387         5,353      8,295      9,346      9,787      5,880      2,872      41,920              

$150K-$200K 91           2,110      4,332      5,581      5,733      2,471      1,018      21,336              

>$200K 108         1,825      5,902      8,495      7,817      3,716      1,199      29,062              

Total Households 4,161      26,489    35,752    41,184    47,817    36,928    31,179    223,510            

2024 Households

<$15K 501         1,313      1,296      1,294      1,958      2,270      3,767      12,399              

$15K-$25K 341         1,105      1,065      1,079      1,805      2,624      4,493      12,512              

$25K-$35K 432         1,672      1,287      1,039      1,418      2,355      4,436      12,639              

$35K-$50K 659         2,805      2,531      2,185      2,258      3,573      5,806      19,817              

$50K-$75K 915         4,284      4,064      4,095      5,704      7,065      6,836      32,963              

$75K-$100K 424         3,908      5,011      4,655      6,298      6,567      2,633      29,496              

$100K-$150K 422         5,964      9,174      8,982      9,518      7,223      4,081      45,364              

$150K-$200K 110         2,744      5,676      6,113      6,413      3,431      1,627      26,114              

>$200K 115         2,186      7,058      8,346      8,124      4,992      1,811      32,632              

Total Households 3,919      25,981    37,162    37,788    43,496    40,100    35,490    223,936            

Projected Change in Households

<$15K (42)          (335)        (283)        (386)        (820)        (244)        103         (2,007)              

$15K-$25K (82)          (284)        (314)        (380)        (661)        (308)        9             (2,020)              

$25K-$35K (98)          (454)        (362)        (523)        (552)        (230)        149         (2,070)              

$35K-$50K (57)          (431)        (497)        (648)        (816)        (309)        309         (2,449)              

$50K-$75K (22)          (433)        (378)        (908)        (1,171)     162         785         (1,965)              

$75K-$100K (2)            (177)        (135)        (570)        (1,019)     522         526         (855)                 

$100K-$150K 35           611         879         (364)        (269)        1,343      1,209      3,444                

$150K-$200K 19           634         1,344      532         680         960         609         4,778                

>$200K 7             361         1,156      (149)        307         1,276      612         3,570                

Projected Total Change (242)        (508)        1,410      (3,396)     (4,321)     3,172      4,311      426                   

Age Cohort Total 
Households
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We used a 7.5-mile radius for the New Home Demand Analysis, which encompasses portions of DuPage and Cook Counties. For 
the purposes of this analysis, we reviewed only annual household incomes above $200,000. According to our demand model, 
there is demand for 491 new homes annually within 7.5-miles of the Subject site with annual incomes above $200,000 between 
the ages of 35 and 74, which would be the typical buyer for this product. This demand more than supports the proposed 46-unit 
development at the Subject site.

Source: ESRI, Housing Trends, LLC

Existing Households - Turnover

Income to 
Mort. (1)

25-34 35-44 45-54 55-74 Total <35 35-44 45-54 55-74 Total <35 35-44 45-54 55-74 Total <35 35-44 45-54 55-74 <35 35-44 45-54 55-74 Total
$0 - $50,000 35% $0 - $155,000 8,399   7,635   7,534   22,201 45,769   5% 10% 20% 30% 16% 420      764      1,507   6,660   9,351     12% 11% 10% 6% 50      84      151    400     685     

$50,000 - $75,000 33% $155,000 - $253,000 4,717   4,442   5,003   13,678 27,840   25% 35% 40% 45% 36% 1,179   1,555   2,001   6,155   10,890   12% 11% 10% 6% 142    171    200    369     882     
$75,000 - $100,000 31% $253,000 - $295,000 4,085   5,146   5,255   13,362 27,848   35% 50% 50% 60% 49% 1,430   2,573   2,628   8,017   14,647   12% 11% 10% 6% 172    283    263    481     1,198  

$100,000 - $150,000 30% $295,000 - $452,000 5,353   8,295   9,346   15,667 38,661   55% 65% 70% 85% 69% 2,944   5,392   6,542   13,317 28,195   12% 11% 10% 6% 353    593    654    799     2,400  
$150,000 - $200,000 28% $452,000 - $575,000 2,110   4,332   5,581   8,204   20,227   75% 80% 85% 90% 83% 1,583   3,466   4,744   7,384   17,176   12% 11% 10% 6% 190    381    474    443     1,489  
$200,000 + 25% $575,000 - 1,825   5,902   8,495   11,533 27,755   80% 85% 90% 90% 86% 1,460   5,017   7,646   10,380 24,502   12% 11% 10% 6% 175    552    765    623     2,114  
Total 26,489 35,752 41,214 84,645 188,100 46% 54% 59% 67% 56% 9,016   18,765 25,067 51,913 104,761 12% 11% 10% 6% 1,082 2,064 2,507 3,115  8,768  

New Households 

Income to 
Mort.

25-34 35-44 45-54 55-74 Total <35 35-44 45-54 55-74 Total <35 35-44 45-54 55-74 Total <35 35-44 45-54 55-74 <35 35-44 45-54 55-74 Total
$0 - $50,000 35% $0 - $155,000 (1,504)  (1,456)  (1,937)  (3,940)  (8,837)    5% 10% 20% 30% 16% (75)       (146)     (387)     (1,182)  (1,790)    100% 100% 100% 100% (75)     (146)   (387)   (1,182) (1,790) 

$50,000 - $75,000 33% $155,000 - $253,000 (431)     (378)     (908)     (1,009)  (2,726)    25% 35% 40% 45% 36% (108)     (132)     (363)     (454)     (1,057)    100% 100% 100% 100% (108)   (132)   (363)   (454)    (1,057) 
$75,000 - $100,000 31% $253,000 - $295,000 (433)     (135)     (570)     (497)     (1,635)    35% 50% 50% 60% 49% (152)     (68)       (285)     (298)     (802)       100% 100% 100% 100% (152)   (68)     (285)   (298)    (802)    

$100,000 - $150,000 30% $295,000 - $452,000 (177)     879      (364)     1,074   1,412     55% 65% 70% 85% 69% (97)       571      (255)     913      1,132     100% 100% 100% 100% (97)     571    (255)   913     1,132  
$150,000 - $200,000 28% $452,000 - $575,000 611      1,344   532      1,640   4,127     75% 80% 85% 90% 83% 458      1,075   452      1,476   3,462     100% 100% 100% 100% 458    1,075 452    1,476  3,462  
$200,000 + 25% $575,000 - 634      1,156   (149)     1,583   3,224     80% 85% 90% 90% 86% 507      983      (134)     1,425   2,780     100% 100% 100% 100% 507    983    (134)   1,425  2,780  
Total (1,300)  1,410   (3,396)  (1,149)  (4,435)    46% 54% 59% 67% 56% 534      2,284   (972)     1,879   3,724     100% 100% 100% 100% 534    2,284 (972)   1,879  3,724  

New Home Demand - Annual
Income to 

Mort.
25-34 35-44 45-54 55-74 Total <35 35-44 45-54 55-74 Total <35 35-44 45-54 55-74 Total Share

$0 - $50,000 35% $0 - $155,000 (25)       (62)       (237)     (782)     (1,106)    0% 0% 0% 0% 0% -       -       -       -       -         0%
$50,000 - $75,000 33% $155,000 - $253,000 34        39        (163)     (85)       (175)       7% 8% 8% 9% 8% 2          3          (13)       (8)         (15)         -1%
$75,000 - $100,000 31% $253,000 - $295,000 20        216      (22)       183      396        9% 9% 9% 10% 9% 2          19        (2)         18        37          2%

$100,000 - $150,000 30% $295,000 - $452,000 256      1,164   399      1,712   3,532     10% 11% 12% 12% 11% 26        128      48        205      407        26%
$150,000 - $200,000 28% $452,000 - $575,000 648      1,456   927      1,919   4,950     10% 11% 12% 12% 11% 65        160      111      230      566        36%
$200,000 + 25% $575,000 - 682      1,534   630      2,047   4,895     10% 11% 12% 12% 11% 68        169      76        246      558        36%
Total 1,615   4,348   1,534   4,994   12,492   163      480      220      692      1,554     100%

Sources:
(1) US Census - American Factfinder
(2) Assumes 10% Down Payment, 30-Year Mortgage at 4.0% Fixed Annual Rate, 2.7% Property Taxes
(3) ESRI
(4) ESRI
(5) US Census - American Factfinder
(6) DataQuick - precentage of overall home sales that are new - long term average

Home Owners - Annual Turnover

Income Cohort Home Value New Households - Annual (3) % Home Owners (4) New Home Owners Turnover New Home Owners - Annual Turnover

Income Cohort Home Value (2) Existing Households (3) % Home Owners (4) Home Owners Turnover (5)

Turnover Demand % Buy New (6) Annual New Home DemandIncome Cohort Home Value
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Executive Summary – Competitive Market Area – 7.5-Mile Radius

13

In order to assess new home demand, we used data from a 7.5-mile radius from the Subject site. 
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Location Analysis
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Location Analysis – Subject Site Location

15

The Subject is well located in Hinsdale just east of Highway 83 and approximately 1.4 miles west of I-294. The site is also 
convenient to shopping, recreation, services and hospitals. 

Source: Google, Housing Trends, LLC

Salt Creek Club

Hinsdale Metra Station

Restaurants and Shopping Whole Foods

Naperbrook Golf Course

Downtown Hinsdale

Edward Elmhurst Health Center

Restaurants and Shopping

Hinsdale Golf Club
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Location Analysis – Subject Site Location

16

The Subject is located north of Ogden Rd. and east of Adams St.  

Source: McNaughton Development, Google Earth Pro, Housing Trends, LLC



www.housingtrendsllc.com

Location Analysis – Preliminary Site Plan

Source: McNaughton Development, Housing Trends, LLC

For the purpose of this analysis, we only analyzed the 23 single-family cluster lots and 23 single-family ranch lots identified as 
Parcel 1 on the site plan below. We did not analyze the three custom lots identified as Parcel 2.
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High School Name Address City County Score Grade Score HT Rating 12 Months HT Rating % HT Rating % HT Rating Rating HT Rating Rank HT Rating
Neuqua Valley 2460 95th St. Naperville DuPage 5.0 A 1213 5 87.4 5 97.9 5 85.9 5 10 5 13 5
Naperville Central 440 Aurora Ave. Naperville DuPage 5.0 A 1186 5 87.6 5 95.8 5 77.4 5 9 5 16 5
Naperville North 899 North Mill St. Naperville DuPage 5.0 A 1175 5 86.1 5 97.9 5 77.0 5 9 5 24 5
Hinsdale Central 5500 South Grant St. Hinsdale DuPage 4.8 A 1218 5 88.9 5 94.6 4 87.1 5 9 5 8 5
York Community 355 West Saint Charles Rd. Elmhurst DuPage 4.8 A 1162 5 83.4 5 94.4 4 71.8 5 9 5 27 5
Metea Valley 1801 North Eola Rd. Aurora DuPage 4.7 A 1149 5 81.7 4 96.9 5 71.0 4 10 5 30 5
Lemont Twp 800 Porter St. Lemont DuPage 4.7 A 1132 5 89.2 5 95.4 4 62.5 4 10 5 39 5
Downers Grove North 4436 Main St. Downers Grove DuPage 4.5 A 1125 5 82.4 4 93.9 4 70.0 4 10 5 29 5
Waubonsie Valley 2590 Ogden Ave. Aurora DuPage 4.3 B 1126 5 77.7 3 96.2 5 66.3 4 10 5 46 4
Wheaton North 1 Falcon Way Wheaton DuPage 4.3 B 1114 4 83.1 5 91.2 3 71.3 5 9 5 49 4
Glenbard West 670 Crescent Blvd. Glen Ellyn DuPage 4.0 B 1122 4 81.4 4 94.5 4 65.6 4 8 4 55 4
Wheaton Warrenville South 1993 Tiger Trail Wheaton DuPage 4.0 B 1096 4 81.7 4 91.8 3 63.9 4 9 5 65 4
Glenbard South 23w200 Butterfield Rd. Glen Ellyn DuPage 4.0 B 1091 4 85.8 5 92.1 3 64.3 4 8 4 76 4
Lisle 1800 Short St. Lisle DuPage 3.8 B 1037 3 80.8 4 93.8 4 63.4 4 8 4 45 4
Lake Park 500 West Bryn Mawr Ave. Roselle DuPage 3.8 B 1093 4 79.2 4 92.6 4 61.6 4 7 3 86 4
Westmont 909 Oakwood Westmont DuPage 3.7 B 1059 3 83.0 4 90.3 2 61.4 4 9 5 47 4
Downers Grove South 1436 Norfolk St. Downers Grove DuPage 3.7 B 1081 4 81.6 4 91.8 3 56.9 3 9 5 104 3
Hinsdale South 7401 Clarendon Hills Rd. Darien DuPage 3.5 C 1086 4 83.0 4 90.3 2 61.4 4 8 4 105 3
Glenbard North 990 Kuhn Rd. Carol Stream DuPage 3.0 C 1030 3 77.9 3 92.1 3 55.7 3 7 3 116 3
Willowbrook 1250 South Ardmore Ave. Villa Park DuPage 2.8 C 1040 3 70.7 2 90.5 3 49.8 3 7 3 183 3
West Chicago Community 326 Joliet St. West Chicago DuPage 2.5 D 970 2 60.0 1 97.5 5 35.2 2 7 3 342 2
Glenbard East 1014 South Main St.  Lombard DuPage 2.3 D 1022 2 76.1 3 90.3 2 45.7 2 6 3 235 2
Fenton 1000 West Green St. Bensenville DuPage 2.2 D 990 2 67.3 2 88.4 2 40.5 2 6 3 288 2
Addison Trail 213 North Lombard Rd. Addison DuPage 2.0 D 971 2 63.9 2 86.9 2 33.3 2 5 2 352 2
Dundee-Crown 1500 Kings Rd.  Carpentersville DuPage 1.3 F 970 2 59.6 1 81.9 1 32.4 1 3 1 394 2

High School SAT Attend College Grad Rate Great SchoolsCollege ReadinessOverall Ranking and Grade School Digger

Location Analysis – High School Rankings

18

The Subject is located in the Hinsdale Central High School District, which scores a high “A” on our high school rating system. 
Hinsdale Central High School is widely regarded as one of the top public high schools in the Chicago Suburbs. Below is a ranking
of all public high schools in DuPage County.
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Location Analysis – Assigned Schools

19

All assigned schools are rated as excellent. Hinsdale Central High School is rated as the 8th best high school in the state by 
Schooldigger.com. Monroe Elementary and Clarendon Hills Middle are both rated in the top 100 in the state.

Hinsdale Central High School

Clarendon Hills Middle School (6-8)

Monroe Elementary School (K-5)

School Grades

Total 
Students

Statewide 
Performance

Avg. Test 
Score

School Digger 
Rank

GreatSchools.org 
Score

Monroe Elementary School K-5 387 95.7% 94.8 87 out of 2,045 9

Clarendon Hills Middle School 6-8 643 97.7% 97.8 30 out of 1,285 9

Hinsdale Central High School 9-12 2,767 98.8% 99.5 8 out of 646 10
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Location Analysis – Commute Time Map

20

The primary driver for new home community success and value is proximity to employment. The map below shows typical 
commute times from the site. The Subject is located within 30 minutes of Downtown Chicago as well as within 15 minutes of most 
of the I-88 employment corridor.

Source: TravelTime Maps, Housing Trends, LLC

45 Minutes

30 Minutes

15 Minutes



www.housingtrendsllc.com

Location Analysis – Site Photos

21

Looking North On Adams St. Pond on Property

Walking Path Through Property Looking South Center of Property Looking North
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Location Analysis – Site Photos

22

Home Located to the West of the Subject Property Commercial Building Located West of Subject

Intersection of Ogden Rd & Adams St. Looking West Ogden Rd. Looking East
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Competitive Analysis



www.housingtrendsllc.com
24

Competitive Analysis – Primary Comparables Summary
Because the Subject property is located in a mature region in DuPage County, there are a limited number of actively selling new 
home communities in the region. All of the new home comps reviewed for this analysis are summarized below. Details for each 
community are on the following pages.

Source: Various homebuilder sales offices, Housing Trends, LLC

BASE PRICE NET PRICE TOTAL PRICE UNIT SIZE
NET $/ SQ. 

FT.
TOTAL $/ 
SQ. FT.

Hinsdale Meadows - SF Cluster Homes Single Family Edward R. James $990K - $1335K 0.6 $1,152,400 $1,152,400 $1,330,135 2,987 $392 $453

The Reserve at Mason Pointe Single Family M/I Homes $626K - $687K 0.7 $657,990 $657,990 $746,029 3,142 $210 $238

Timber Trails SF Single-Family Timber Trails Development Co. $700K - $770K 0.8 $725,733 $725,733 $808,307 3,634 $203 $226

AVERAGE: 0.7 $845,374 $845,374 $961,490 3,254 $268 $305

MEDIAN: 0.7 $725,733 $725,733 $808,307 3,142 $210 $238

PRICE SUMMARY OF KEY COMPETITORS

COMMUNITY PRODUCT TYPE BUILDER
BASE PRICE 

RANGE

OVERALL 
MONTHLY 

ABSORPTION
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Competitive Analysis – Primary Comparables Sell-Out Schedule
Based on current monthly absorption rates, the primary comparable communities will be mostly sold out by the end of 2022 or 
early 2023. While it is likely that new communities will enter the market in the next two years, the competition at high quality, age-
targeted locations is likely to be minimal.

Key Comparable Sell-Out Schedule

Community Name Builder Name
Monthly 

Absorption
Total Units 
Remaining 2020 2021 2022 2023

Hinsdale Meadows - SF Cluster Homes Edward R. James 0.6 11 4 7 0 0

The Reserve at Mason Pointe M/I Homes 0.7 4 4 0 0 0

Timber Trails SF Timber Trails Development Co. 0.8 30 6 9 9 6

0.7 45 14 16 9 6

*2020 annual absorption is prorated for the remaining eight months of the year.

Source: Various Builder Sales Offices, Housing Trends, LLC

AVERAGE/TOTAL:
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Competitive Analysis – Key Comparables Detail – Single Family 
Below are the details of the three actively selling standard single-family communities that we reviewed in the competitive market 
area and identified as key comparables to the Subject. 

12 Notes:
8 Units currently under construction. No model home yet.

Lot Dimensions: 60' x 120' 4
Sales Open Date: Mar-19 Mar-20 0.7

Plan Name Sq. Ft. Beds Baths Floors Garage
Master 
Down Tax Rate HOA Base Price Incentives

Net Base 
Price

Avg.      
$/Sq. Ft.

Avg. 
Options

Avg. 
Premiums Total Price

Total 
$/Sq. Ft.

Monthly Pmt 
at 4.0% 

31% Income 
to Qualify

Burlington 2,878 3 2.5 2 2 2.3% $150 $625,990 $0 $625,990 $218 81,379$   $2,500 $709,869 $247 $4,428 $197,666
Cossitt 3,168 3 2.5 2 2 2.3% $150 $660,990 $0 $660,990 $209 85,929$   $2,500 $749,419 $237 $4,667 $208,335
Quincy 3,381 4 2.5 2 2 2.3% $150 $686,990 $0 $686,990 $203 89,309$   $2,500 $778,799 $230 $4,844 $216,236

Total/Average: 3,142 $657,990 $0 $657,990 $210 85,539$   $2,500 $746,029 $238 $4,646 $207,412

66 Notes:
36

Lot Dimensions: 30
Sales Open Date: Jan-16 Sep-19 0.8

Plan Name Sq. Ft. Beds Baths Floors Garage
Master 
Down Tax Rate HOA Base Price Incentives

Net Base 
Price

Avg.      
$/Sq. Ft.

Avg. 
Options

Avg. 
Premiums Total Price

Total 
$/Sq. Ft.

Monthly Pmt 
at 4.0% 

31% Income 
to Qualify

Lancaster 2,963 4 2.5 2 2 2.3% $233 $709,900 $0 $709,900 $240 70,990$   $10,000 $790,890 $267 $5,000 $223,200
Andover 3,016 3 2.5 2 2 x 2.3% $233 $699,900 $0 $699,900 $232 69,990$   $10,000 $779,890 $259 $4,933 $220,209

Ashridge II 3,710 4 2.5 2 2 2.3% $233 $719,900 $0 $719,900 $194 71,990$   $10,000 $801,890 $216 $5,066 $226,146
Newbury 3,862 4 2.5 2 2 2.3% $233 $724,900 $0 $724,900 $188 72,490$   $10,000 $807,390 $209 $5,099 $227,619

Dover 3,871 4 2.5 2 2 2.3% $233 $729,900 $0 $729,900 $189 72,990$   $10,000 $812,890 $210 $5,132 $229,092
Dover II 4,380 4 3.5 2 2 2.3% $233 $769,900 $0 $769,900 $176 76,990$   $10,000 $856,890 $196 $5,398 $240,967

Total/Average: 3,634 $725,733 $0 $725,733 $203 72,573$   $10,000 $808,307 $226 $5,105 $227,872

21 Notes:
10

Lot Dimensions: 11
Sales Open Date: Oct-18 Apr-20 0.6

Plan Name Sq. Ft. Beds Baths Floors Garage
Master 
Down Tax Rate HOA Base Price Incentives

Net Base 
Price

Avg.      
$/Sq. Ft.

Avg. 
Options

Avg. 
Premiums Total Price

Total 
$/Sq. Ft.

Monthly Pmt 
at 4.0% 

31% Income 
to Qualify

Hampton Ranch 2,264 2 2.5 1 2 x 2.5% $175 $989,900 $0 $989,900 $437 148,485$ $10,000 $1,148,385 $507 $7,288 $325,336
Wellington Ranch 2,554 3 2.5 1 2 x 2.5% $175 $1,179,900 $0 $1,179,900 $462 176,985$ $10,000 $1,366,885 $535 $8,641 $385,734

New Haven 3,006 3 2.5 2 2 x 2.5% $175 $1,059,900 $0 $1,059,900 $353 158,985$ $10,000 $1,228,885 $409 $7,787 $347,612
Ridgefield 3,040 3 2.5 2 2 x 2.5% $175 $1,219,900 $0 $1,219,900 $401 182,985$ $10,000 $1,412,885 $465 $8,926 $398,457
Torrington 3,392 3 2.5 2 2 x 2.5% $175 $1,129,900 $0 $1,129,900 $333 169,485$ $10,000 $1,309,385 $386 $8,285 $369,842
Woodbridge 3,665 3 2.5 2 2 x 2.5% $175 $1,334,900 $0 $1,334,900 $364 169,485$ $10,000 $1,514,385 $413 $9,555 $426,535

Total/Average: 2,987 $1,152,400 $0 $1,152,400 $392 167,735$ $10,000 $1,330,135 $453 $8,414 $375,586

The Reserve at Mason Pointe M/I Homes
Product: Single Family Municipality: La Grange Total Units:
Lot Size: 7,200 County: Cook Total Sold:

High School District: Lyons Township Units Remaining:
Audit Date: Overall Sales Rate:

Product Prop. Taxes & HOA Pricing Financing

Timber Trails SF Timber Trails Development Co.
Product: Single-Family Municipality: Western Springs Total Units:
Lot Size: 10,400 County: Cook Total Sold:

80' x 130' High School District: Lyons Township Units Remaining:

Hinsdale Meadows - SF Cluster Homes Edward R. James
Product: Single Family Municipality: Hinsdale Total Units:

Audit Date: Overall Sales Rate:
Product Prop. Taxes & HOA Pricing Financing

Lot Size: 6,600 County: DuPage Total Sold:
60' x 110' High School District: Hinsdale Central Units Remaining:

Audit Date: Overall Sales Rate:
Product Prop. Taxes & HOA Pricing Financing
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The traditional single-family homes at the Subject site are positioned well above The Reserve at Mason Pointe and Timber Trails 
as the Subjects location is much stronger than these two competitors and below Hinsdale Meadows on a price/sq. ft. basis. This 
community is primarily age-targeted with ranch and main-floor master units.

Sources: Housing Trends, LLC, Various Builder Sales Offices

Competitive Analysis – Base Price Positioning – Single-Family
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On a total price basis (base price plus premium and option revenue and less incentives), The Subject maintains the same 
positioning.  

Sources: Housing Trends, LLC, Various Builder Sales Offices

Competitive Analysis – Total Price Positioning – Single-Family
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Sources: Housing Trends, LLC, Various Builder Sales Offices

Competitive Analysis – Monthly Payment Positioning – Single-Family

The estimated monthly payments at the Subject range from approximately $8,312 to $8,756, which will require annual incomes 
well over $200,000. According to ESRI Demographic Data, there is sufficient incomes within 7.5 miles of the Subject to support 
this price range.
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Competitive Analysis – Comparable Location Map

30Source: Housing Trends, LLC

The Reserves at Mason Pointe

Hinsdale Meadows

Timber Trails SF

Subject
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Oak Brook Single Family Resales - Built Since 2005 - Sold Past 12 Months Western Springs Single Family Resales - Built Since 2005 - Sold Past 12 Months

La Grange Single Family Resales - Built Since 2005 - Sold Past 12 Months Burr Ridge Single Family Resales - Built Since 2005 - Sold Past 12 Months

Hinsdale Single Family Resales - Built Since 2005 - Sold Past 12 Months Linear (Western Springs Single Family Resales - Built Since 2005 - Sold Past 12 Months)

Linear (Western Springs Single Family Resales - Built Since 2005 - Sold Past 12 Months) Linear (La Grange Single Family Resales - Built Since 2005 - Sold Past 12 Months)

Linear (Burr Ridge Single Family Resales - Built Since 2005 - Sold Past 12 Months) Linear (Hinsdale Single Family Resales - Built Since 2005 - Sold Past 12 Months)

31
Sources: Housing Trends, LLC, Various Builder Sales Offices

Competitive Analysis – Resale Positioning – Single-Family, Built Since 2005, Sold Past 12 Months

The Subject is positioned slightly below recent resales in Hinsdale 
built since 2015. The primary reason that the Subject is positioned 

below these resales is the smaller lot size.
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Economic Analysis
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Economic Analysis – Chicago CSA Employment Growth

33Source: BLS, Housing Trends, LLC

The Chicago Consolidated Statistical Area (CSA) consists of four Metropolitan Statistical Areas (MSA’s): Chicago-Joliet-Naperville 
MSA, Elgin MSA, Lake-Kenosha MSA and Gary MSA. As shown below, annual employment peaked in January 2019 at 
approximately 90,000 new jobs. During the last reporting period (Feb 2020), total new jobs added were 30,200.
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Economic Analysis – Chicago CSA Employment Growth Rate

34Source: BLS, Housing Trends, LLC

The annual employment growth rate was as low as 0.4% as recently as April 2017. Since that time two years ago, employment 
has grown steadily to 1.9% in January 2019 and has settled at 0.6% in February 2020. We expect employment growth to turn 
pause through 2020 due to the Coronavirus, before turning positive again as the U.S. works through this crisis.

-8.0%

-7.0%

-6.0%

-5.0%

-4.0%

-3.0%

-2.0%

-1.0%

0.0%

1.0%

2.0%

3.0%

Ja
n

-0
7

A
p

r-
0

7

Ju
l-

07

O
ct

-0
7

Ja
n

-0
8

A
p

r-
0

8

Ju
l-

08

O
ct

-0
8

Ja
n

-0
9

A
p

r-
0

9

Ju
l-

09

O
ct

-0
9

Ja
n

-1
0

A
p

r-
1

0

Ju
l-

10

O
ct

-1
0

Ja
n

-1
1

A
p

r-
1

1

Ju
l-

11

O
ct

-1
1

Ja
n

-1
2

A
p

r-
1

2

Ju
l-

12

O
ct

-1
2

Ja
n

-1
3

A
p

r-
1

3

Ju
l-

13

O
ct

-1
3

Ja
n

-1
4

A
p

r-
1

4

Ju
l-

14

O
ct

-1
4

Ja
n

-1
5

A
p

r-
1

5

Ju
l-

15

O
ct

-1
5

Ja
n

-1
6

A
p

r-
1

6

Ju
l-

16

O
ct

-1
6

Ja
n

-1
7

A
p

r-
1

7

Ju
l-

17

O
ct

-1
7

Ja
n

-1
8

A
p

r-
1

8

Ju
l-

18

O
ct

-1
8

Ja
n

-1
9

A
p

r-
1

9

Ju
l-

19

O
ct

-1
9

Ja
n

-2
0



www.housingtrendsllc.com

Economic Analysis – Chicago CSA Employment Growth
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Source: BLS, Housing Trends, LLC

The latter half of 2018 and early 2019 saw very strong employment growth before retreating in November and December of 2019. 
Employment growth rebounded slightly in January and February 2020.
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Economic Analysis – Chicago CSA Employment Growth

36
Source: BLS, Housing Trends, LLC

The employment growth rate fell to 0.0% in November 2019. It has since rebounded to 0.6% in February 2020.
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Economic Analysis – Chicago MSA Unemployment Rate Trends

37
Source: BLS, Housing Trends, LLC

The unemployment rate in Chicago has been steadily decreasing since peaking in early 2010. The unemployment rate was 3.4% 
in February 2020, which is the most recent reporting period for the Chicago MSA.
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Economic Analysis – Chicago CSA Single-Family Building Permit Trends
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Building permit activity slowed in 2018, primarily due to a slowdown in multi-family permits in the City of Chicago. Single-family 
permits have remained flat since 2015.

Source: BLS, Housing Trends, LLC
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Economic Analysis – Detached Building Permits Trends – CMA
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During the past 12 months, a total of 150 single-family permits have been issued in the Competitive Market Area. The largest 
share of these permits were issued in Hinsdale, with 43.

Source: SOCDS, Housing Trends, LLC
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Economic Analysis – Chicago MSA Existing Home Sales Volume

40

Existing home sales volume in the Chicago MSA ended 2018 approximately 2.3% below sales volumes in 2017. This is primarily 
due to a lack of inventory and buyers remaining on the sideline as mortgage rates increased. We expect sales volumes to remain 
flat or decrease slightly in 2019 as mortgage rates have returned to low levels. 

Source: Illinois Realtors, Housing Trends, LLC
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Economic Analysis – Chicago MSA Existing Home Average Sales Price 

41

Median home prices have increased by 3.3% in the past 12 months.

Source: Illinois Realtors, Housing Trends, LLC
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Source: ESRI
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46
Source: ESRI



www.housingtrendsllc.com

Appendix – Demographic Data – New Home Demand
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www.housingtrendsllc.com

Limiting Conditions

52

The conclusions and recommendations presented in this report are based on our analysis of the information available to us from our own 
research and from the client as of the date of this report. We assume that the information is correct and reliable and that we have been 
informed about any issues that would affect project marketability or success potential.

Our conclusions and recommendations are based on current and expected performance of the national, and/or local economy and real estate 
market. Given that economic conditions can change and real estate markets are cyclical, it is critical to monitor the economy and real estate 
market continuously and to revisit key project assumptions periodically to ensure that they are still justified.  

The future is difficult to predict, particularly given that the economy and housing markets can be cyclical, as well as subject to changing 
consumer and market psychology. There will usually be differences between projected and actual results because events and circumstances 
frequently do not occur as expected, and the differences may be material. We do not express any form of assurance on the achievability of 
any pricing or absorption estimates or reasonableness of the underlying assumptions.

In general, for projects out in the future, we are assuming “normal” real estate market conditions and not a condition of either prolonged 
“boom” or “bust” market conditions. We do assume that economic, employment, and household growth will occur more or less in accordance 
with current expectations. We are not taking into account major shifts in the level of consumer confidence; in the ability of developers to 
secure needed project entitlements; in the cost of development or construction; in tax laws that favor or disfavor real estate markets; or in the 
availability and/or cost of capital and mortgage financing for real estate developers, owners and buyers. Should there be such major shifts 
affecting real estate markets, this analysis should be updated, with the conclusions and recommendations summarized herein reviewed and 
reevaluated under a potential range of build-out scenarios reflecting changed market conditions.

We have no responsibility to update our analysis for events and circumstances occurring after the date of our report. 



 
 

 
 
April 30, 2020 
 
Mr. John Barry 
McNaughton Development 
 
 
Dear Mr. Barry: 
 
It is a pleasure to present this draft fiscal impact analysis of your proposed residential development in Hinsdale, 
Illinois.  This report addresses the following: 
 

• Estimating the total incremental direct revenue sources and costs to the Village of Hinsdale, School District 
86 and 181 as a result of this project over a 20-year period. 

 
The analysis is dependent on a number of financial and market assumptions that were developed in connection with 
this report.  Since future events are not subject to precise forecasts, some assumptions may not materialize in the 
exact form presented in this analysis.  In addition, other unanticipated events or circumstances may occur which 
could influence the future outcome and performance of the project.  Nonetheless, we believe that the underlying 
assumptions provide a reasonable basis for this analysis. 
 
We appreciate the opportunity to work with you on this engagement and look forward to discussing the results of the 
report with you. 
 
Very truly yours, 
Laube Consulting Group LLC 
 

DRAFT          

 
By          
    Michael S. Laube 
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I. EXECUTIVE SUMMARY 
 
McNaughton Development is proposing to construct a 46 unit residential development of single-family 
detached units, many of which will be marketed to empty-nesters.  Approximately 23 of these until will 
have master suites on the ground floor; the remaining units will will have more traditional construction.  
Even though there will be traditional construction, the community will be designed for, and marketing 
of the community will be targeted to, empty-nesters.   
 
We have analyzed the net cost/benefit to the Village, School District 86, and School District 181.  The 
net/cost benefit over a 20-year timeline for each taxing jurisdiction is as follows: 
 

• Village of Hinsdale  Scenario 1 - Net Benefit of $1,150,000 
 

• School District 86  Scenario 1 - Net Benefit of $1,200,000 
 

• School District 181  Scenario 1 - Net Benefit of $1,050,000 
 

 
Please refer to the Appendix for further detail of these summaries. 
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II. DEVELOPMENT PROGRAM 

 
This Development will contain 46 dwelling units that are largely targeted to empty-nester buyers.  More 
specifically the unit mix is proposed to be as follows: 
 

Type of Units Number of Units 

  
Single Family Ranch Style 23 

Single Family Traditional 23 

  
Total Units 46 

 
The development site is located in the Village and represented by the following tax parcels: 
 

• 09-02-205-001 
• 09-02-205-002 
• 09-02-205-003 
• 09-02-206-002 
• 09-02-206-003 
• 09-02-206-004 
• 09-02-208-001 
• 09-02-208-010 
• 09-02-208-011 

 
Hereinafter referred to as the “Property”. 
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III. PROPERTY TAXES 
 
Overview 
 
The assessment and taxation process involves several steps.   
 
First, the County assessor’s office establishes the fair market value (“FMV”) of the property.  The FMV 
is the most probable price in cash, terms equivalent to cash, or in other precisely revealed terms, for 
which the property will sell in a competitive market under all conditions requisite to a fair sale.  The 
FMV is determined by any number of factors including, but not limited to: property location, age, type, 
and condition of facilities and infrastructure. 
 
Second, the “assessed value” is calculated by multiplying the property’s FMV by an assessment rate.  
The assessment rate is determined by county ordinance, in the case of DuPage County, which is where 
the Property is situated.    
 
Third, the property’s assessed value is multiplied by an equalization factor to determine the equalized 
assessed value (“EAV”).  The equalization factor is used to ensure that property is assessed consistently 
throughout the state.  The equalization factor for DuPage County is determined by the Illinois 
Department of Revenue.   
 
Finally, the EAV is multiplied by a tax rate to determine the property tax due for the property. 
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Key Assumptions 
 
• We have used the projected sales price to achieve the projected fair market value for purposes 

of the DuPage County Assessor. 
 

• We have trended the initial assessed value by a reassessment growth rate of 2.5% annually. 
 

• We have used the most current tax rates for the various taxing districts. 
 

For a complete list of all assumptions used please see the Appendix. 
 
Collections 
(All shown in aggregate dollars over a 20-year period) 
 

• Total Property Tax Collections  $20,600,000 
 

• Village of Hinsdale   $  1,150,000 
 

• School District 86 Collections  $  5,400,000 
 

• School District 181 Collections  $  9,900,000 
 
 

Please see the Appendix for the annual cash flows and all detail.  
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IV. INCREMENTAL MUNICIPAL COSTS 
 
Overview 
 
In order to objectively look at the impact to the Village of the proposed community, the incremental 
cost of the community must be evaluated Incremental municipal costs can come in the form of the 
need for increased fire, police or emergency services, both operating and capital costs.  Additionally, 
there can also be incremental costs of providing water and sewer as well as Village staff time in order 
to evaluate the proposed plans for construction, the related zoning.  This section will provide a 
discussion of all of them. 
 
 

Police, Fire and Ambulance Services 
 
These types of developments require very little service from municipal police, fire or emergency.  We 
are assuming that the current capacity of the Village is such that the addition of these units will not 
trigger an additional burden to these services such that it will facilitate the need to bring on any more 
officers, administrative personnel or facilitate the need to expend capital resources (e.g., vehicles, 
equipment, communication infrastructure, etc.)  Therefore, we believe that there will be no negative 
financial impact to the Village with respect to these services. 
 

Police 
 
These types of residential developments experience very few incidents.  While it is conceivable that 
the police may need to respond on  occasion, these incidents are very rare.   
 

Emergency 
 
Due to the nature of the development, being a small single family home development, the need for 
emergency services certainly could occur, but should be very rare.   
 
Additionally, given the proximity to the Village and the small nature of the development, existing 
Village services should easily be able to cover the needs of this area. 
 

Village Staff Costs 
 
The time incurred by Village staff to review and work through the zoning and building process is 
covered by the normal permits and fees paid for a development such as this.  Based upon industry 
averages, the permit fees are approximately 0.75% - 1% (all in) of the hard costs of the project 
aggregately.   At a minimum, this will cover the costs of review and time. 
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Water and Sewer Costs 

 
This development will be a user of the municipal/governmental water and sewer systems and will pay 
the normal and customary charges for the services provided.  Therefore, the development will not 
have a negative impact on the Village from the standpoint of the delivery of municipal utility services.   
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V. SCHOOL DISTRICT 86 AND 181 COSTS  

 
Overview 
 
We have looked at the incremental costs of the new student generation to School Districts 86 and 181 
as a result of the construction of the proposed 46-unit residential development.    
 
Key Assumptions   
 

• We are using the ratios developed by the ISCS study and adjusting for current market 
conditions.  Additionally, some of these units are masters down single family homes.  
Therefore, the student generation here should be more in line with a suburban high density 
development adjusted for the empty nester design features.  Because this neighborhood will 
be predominantly designed and marketed to a more senior population the student generation 
within the more traditionally designed homes are anticipated to produce less school-aged 
children than in a more conventional development.  These types of developments do not 
typically produce many students.  However, for purposes of being conservative we have 
estimated that even the master down units will produce some children, but have discounted 
the ratios by 75%. 

 
Furthermore, and most importantly, it is generally the nature of home buyers to purchase in 
communities that cater to their needs.  That is families that have children will want to 
purchase in a neighborhood that has other children, has the appropriate amenities (like parks 
and open space) and is proximate to the schools.  A development that is marketed and 
designed towards empty nesters will generally not be attractive to families with children.  
Therefore, we believe our methodology is reasonable and conservative. 
 
 

• We have used the total operational cost per student of $17,821 for District 181 and $20,397 
for District 86 as published by the Illinois School Report Card for 2018.  Note that this is a 
conservative methodology that assumes that 100% of the costs of operation are being paid for 
by the residential tax base of the school districts.  In actuality, the school districts also receive 
portions of the revenues they receive from the non-residential tax bases of the districts and 
from state and federal school aid.   
 

• We have used a 5-year average consumer price index as the inflation rate for these costs. 
 
Please see the Appendix for a complete list of assumptions. 
 
Costs 
 

• Over a 20-year period the incremental cost to School District 86 is $4,400,000 
 

• Over a 20-year period, the incremental cost to School District 181 is $8,900,000 
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VI. NET COST BENEFIT CALCULATIONS OVER 20-YEARS 

 
Village of Hinsdale 
 

  
Total in Nominal Dollars (Year 1 - Year 20)   

  
Total Payments to Village  $       1,144,512 

  
  
Total Costs to Village  $                     0  

  
Total (Cost)/Benefit to Village  $        1,144,512 

(Year 1 - Year 20)  
 
 
Village 5-Year Cash Flow 
 

Year Collections Costs Net 
(Cost)/Benefit 

    
Year 1 
Year 2 
Year 3 
Year 4 
Year 5 

$                                                          44,804  

 $                                                         45,924  

 $                                                         47,073  

 $                                                         48,429  

 $                                                         49,456  
 

$0 
$0 
$0 
$0 
$0 

$44,804 
$45,924 
$47,073 
$48,429 
$49,456 
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School District 86 
 
 

Total in Nominal Dollars (Year 1 - Year 20)   

  
Total Payments to SD 86  $      5,634,028 

  
Total Costs to SD 86  $        4,400,669  

  
Total (Cost)/Benefit to SD 86  $        1,233,359  

(Year 1 - Year 20)  
 

School District 86 5-Year Cash Flow 
 

School District 86 Property Taxes 

School District 86 
Incremental Student 

Costs Benefit/(Cost) 

   
 $                                                      220,556   $                               179,861   $                         40,695 

 $                                                      226,070   $                               183,584   $                         42,486  

 $                                                       231,722   $                               187,384   $                         44,338  

 $                                                       237,515   $                               191,262   $                         46,253  

 $                                                       243,453   $                               195,221   $                         48,232  
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School District 181 

 
 

  
Total in Nominal Dollars (Year 1 - Year 20)   

  
Total Payments to SD 181  $      9,976,253  

  
Total Costs to SD 181  $      8.925,711 

  
Total (Cost)/Benefit to SD 181  $        1,050,542 

(Year 1 - Year 20)  
 

School District 181 5-Year Cash Flow 
 

Year 

School 
District 181 

Property 
Taxes School District 181 Incremental Student Costs Benefit/(Cost) 

    
Year 1  $    390,592   $                                        364,805   $          25,737  

Year 2  $     400,305   $                                        372,356   $           27,950  

Year 3  $    410,313  $                                        380,063   $           30,250  

Year 4  $    420,571   $                                        387,930   $           32,461  

Year 5  $    431,085   $                                        395,959   $           35,126  
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APPENDIX 
 
The Appendix is an integral part of this Report.  The written narrative is meant to provide an overview 

of key assumptions and conclusions.  The Appendix delineates all assumptions and detailed 
conclusions. 

 
Table 1 – Executive Summary 
 
Table 2 – Village Summary 
 
Table 3 – School District 86 Summary  
 
Table 4 – School District 181 Summary  
 
Table 5 – Fair Market Value - Residential 
 
Table 6 – Property Tax Assumptions 
 
Table 7 – Total Property Tax Projections 
 
Table 8 – Village Property Tax Projections 
 
Table 9 – School District 86 Property Tax Projections 
 
Table 10 – School District 181 Property Tax Projections 
 
Table 11 – Number of School Children  
 
Table 12 – School District 86 Cost Assumptions 
 
Table 13 – School District 181 Cost Assumptions 
 
Table 14 – School District 86 Cost Projections  
 
Table 15 – School District 181 Cost Projections  
 
 
 



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

Executive Summary

Village of Hinsdale

Total in Nominal Dollars (Year 1 - Year 20)

Total Payments to Village 1,144,512$        

Total Costs to Village 0$                      

Total (Cost)/Benefit to Village 1,144,512$        

(Year 1 - Year 20)

School District 86

Total in Nominal Dollars (Year 1 - Year 20)

Total Payments to SD 86 5,634,028$        

Total Costs to SD 86 4,400,669$        

Total (Cost)/Benefit to SD 86 1,233,359$        

(Year 1 - Year 20)

School District 181

Total in Nominal Dollars (Year 1 - Year 20)

Total Payments to SD 181 9,976,253$        

Total Costs to SD 181 8,925,711$        

Total (Cost)/Benefit to SD 181 1,050,542$        

(Year 1 - Year 20)

Laube Companies
Executive Summary 

Table 1



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

Cost Benefit Summary

Year Village of Hinsdale Incremental Village Costs Benefit/(Cost)

Year 1 44,804$                                                     0$                                       44,804$                         

Year 2 45,924$                                                     0$                                       45,924$                         

Year 3 47,073$                                                     0$                                       47,073$                         

Year 4 48,249$                                                     0$                                       48,249$                         

Year 5 49,456$                                                     0$                                       49,456$                         

Year 6 50,692$                                                     0$                                       50,692$                         

Year 7 51,959$                                                     0$                                       51,959$                         

Year 8 53,258$                                                     0$                                       53,258$                         

Year 9 54,590$                                                     0$                                       54,590$                         

Year 10 55,955$                                                     0$                                       55,955$                         

Year 11 57,353$                                                     0$                                       57,353$                         

Year 12 58,787$                                                     0$                                       58,787$                         

Year 13 60,257$                                                     0$                                       60,257$                         

Year 14 61,763$                                                     0$                                       61,763$                         

Year 15 63,307$                                                     0$                                       63,307$                         

Year 16 64,890$                                                     0$                                       64,890$                         

Year 17 66,512$                                                     0$                                       66,512$                         

Year 18 68,175$                                                     0$                                       68,175$                         

Year 19 69,880$                                                     0$                                       69,880$                         

Year 20 71,627$                                                     0$                                       71,627$                         

Total 1,144,512$                                                0$                                       1,144,512$                     

Laube Companies

Village

Cost Benefit Summary

Table 2



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

Cost Benefit Summary

Year School District 86 Property Taxes

School District 86 

Incremental Student 

Costs Benefit/(Cost)

Year 1 220,556$                                                     179,861$                               40,695$                          

Year 2 226,070$                                                     183,584$                               42,486$                          

Year 3 231,722$                                                     187,384$                               44,338$                          

Year 4 237,515$                                                     191,262$                               46,253$                          

Year 5 243,453$                                                     195,221$                               48,232$                          

Year 6 249,539$                                                     199,262$                               50,277$                          

Year 7 255,777$                                                     203,386$                               52,391$                          

Year 8 262,172$                                                     207,596$                               54,576$                          

Year 9 268,726$                                                     211,893$                               56,833$                          

Year 10 275,444$                                                     216,279$                               59,166$                          

Year 11 282,330$                                                     220,755$                               61,575$                          

Year 12 289,389$                                                     225,325$                               64,064$                          

Year 13 296,623$                                                     229,989$                               66,635$                          

Year 14 304,039$                                                     234,749$                               69,290$                          

Year 15 311,640$                                                     239,608$                               72,032$                          

Year 16 319,431$                                                     244,567$                               74,863$                          

Year 17 327,417$                                                     249,630$                               77,787$                          

Year 18 335,602$                                                     254,797$                               80,805$                          

Year 19 343,992$                                                     260,070$                               83,922$                          

Year 20 352,592$                                                     265,454$                               87,138$                          

Total 5,634,028$                                                  4,400,669$                           1,233,359$                     

Laube Companies

School District 86

Cost Benefit Summary

Table 3



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

Cost Benefit Summary

Scenario 1

Year School District 181 Property Taxes

School District 181 

Incremental Student Costs Benefit/(Cost)

Year 1 390,542$                                                   364,805$                                      25,737$                         

Year 2 400,305$                                                   372,356$                                      27,950$                         

Year 3 410,313$                                                   380,063$                                      30,250$                         

Year 4 420,571$                                                   387,930$                                      32,641$                         

Year 5 431,085$                                                   395,959$                                      35,126$                         

Year 6 441,862$                                                   404,155$                                      37,707$                         

Year 7 452,909$                                                   412,520$                                      40,388$                         

Year 8 464,231$                                                   421,059$                                      43,172$                         

Year 9 475,837$                                                   429,774$                                      46,063$                         

Year 10 487,733$                                                   438,670$                                      49,063$                         

Year 11 499,926$                                                   447,750$                                      52,177$                         

Year 12 512,425$                                                   457,017$                                      55,407$                         

Year 13 525,235$                                                   466,477$                                      58,758$                         

Year 14 538,366$                                                   476,132$                                      62,234$                         

Year 15 551,825$                                                   485,988$                                      65,837$                         

Year 16 565,621$                                                   496,047$                                      69,574$                         

Year 17 579,761$                                                   506,314$                                      73,447$                         

Year 18 594,255$                                                   516,794$                                      77,461$                         

Year 19 609,112$                                                   527,491$                                      81,621$                         

Year 20 624,339$                                                   538,409$                                      85,930$                         

Total 9,976,253$                                                8,925,711$                                   1,050,542$                    

Laube Companies

School District 181

Cost Benefit Summary

Table 4



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

Fair Market Value Assumptions

Type of Units - Ranch Number of Units Unit Chunk Price Discount Factor

Estimated FMV for 

Purposes of County 

Assessor Estimated Taxes Per Unit

Essex 3  $                     934,000 0%  $                                934,000 15,978$                                      

Brunswick 3  $                     944,000 0%  $                                944,000 16,149$                                      

Ashford 3  $                     949,000 0%  $                                949,000 16,234$                                      

Fenwick 4  $                     954,000 0%  $                                954,000 16,320$                                      

Carlisle II 4  $                     984,000 0%  $                                984,000 16,833$                                      

Bostonian 3  $                     994,000 0%  $                                994,000 17,004$                                      

Astoria 3  $                     999,000 0%  $                                999,000 17,090$                                      

Total Units 23

Type of Units - Traditional Single Family Number of Units Unit Chunk Price Discount Factor

Estimated FMV for 

Purposes of County 

Assessor Estimated Taxes Per Unit

1 7  $                  1,050,000 0%  $                             1,050,000 17,962$                                      

2 5  $                  1,070,000 0%  $                             1,070,000 18,304$                                      

3 6  $                  1,100,000 0%  $                             1,100,000 18,817$                                      

4 5  $                  1,150,000 0%  $                             1,150,000 19,673$                                      

Total Units 23

Laube Companies
FMV Assumptions

Table 5



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

Tax Assumptions

Assessment Ratio 33%

Equalization Multiplier 1.0000

Total Tax Rate 5.132%

School District 86 Tax Rate 1.4000%

High School District 181 Tax Rate 2.4790%

Village of Hinsdale 0.2844%

Annual Reassessment Growth Rate 2.50%

Laube Companies
Property Tax Assumptions

Table 6



McNaughton Devleopment

Hinsdale

Total

Total Property Tax Projections

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9

Estiamted Fair Market Value

Essex 2,802,000$         2,872,050$         2,943,851$         3,017,448$         3,092,884$         3,170,206$         3,249,461$         3,330,697$         3,413,965$         

Brunswick 2,832,000$         2,902,800$         2,975,370$         3,049,754$         3,125,998$         3,204,148$         3,284,252$         3,366,358$         3,450,517$         

Ashford 2,847,000$         2,918,175$         2,991,129$         3,065,908$         3,142,555$         3,221,119$         3,301,647$         3,384,188$         3,468,793$         

Fenwick 3,816,000$         3,911,400$         4,009,185$         4,109,415$         4,212,150$         4,317,454$         4,425,390$         4,536,025$         4,649,425$         

Carlisle II 3,936,000$         4,034,400$         4,135,260$         4,238,642$         4,344,608$         4,453,223$         4,564,553$         4,678,667$         4,795,634$         

Bostonian 2,982,000$         3,056,550$         3,132,964$         3,211,288$         3,291,570$         3,373,859$         3,458,206$         3,544,661$         3,633,277$         

Astoria 2,997,000$         3,071,925$         3,148,723$         3,227,441$         3,308,127$         3,390,830$         3,475,601$         3,562,491$         3,651,553$         

Single Family 1 7,350,000$         7,533,750$         7,722,094$         7,915,146$         8,113,025$         8,315,850$         8,523,747$         8,736,840$         8,955,261$         

Single Family 2 5,350,000$         5,483,750$         5,620,844$         5,761,365$         5,905,399$         6,053,034$         6,204,360$         6,359,469$         6,518,456$         

Single Family 3 6,600,000$         6,765,000$         6,934,125$         7,107,478$         7,285,165$         7,467,294$         7,653,977$         7,845,326$         8,041,459$         

Single Family 4 5,750,000$         5,893,750$         6,041,094$         6,192,121$         6,346,924$         6,505,597$         6,668,237$         6,834,943$         7,005,817$         

Total Estimated FMV 47,262,000$       48,443,550$       49,654,639$       50,896,005$       52,168,405$       53,472,615$       54,809,430$       56,179,666$       57,584,158$       

Assessment Ratio 33% 33% 33% 33% 33% 33% 33% 33% 33%

Equalization Multiplier 1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                

Village Rate 5.1320% 5.1320% 5.1320% 5.1320% 5.1320% 5.1320% 5.1320% 5.1320% 5.1320%

Taxes to from the Development 808,495$            828,708$            849,425$            870,661$            892,428$            914,738$            937,607$            961,047$            985,073$            

Laube Companies
Total Property Tax Projections

Table 7



McNaughton Devleopment

Hinsdale

Total

Total Property Tax Projections

Estiamted Fair Market Value

Essex

Brunswick

Ashford

Fenwick

Carlisle II

Bostonian

Astoria

Single Family 1

Single Family 2

Single Family 3

Single Family 4

Total Estimated FMV

Assessment Ratio

Equalization Multiplier

Village Rate

Taxes to from the Development

Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18

3,499,314$         3,586,797$         3,676,467$         3,768,378$         3,862,588$         3,959,153$         4,058,131$         4,159,585$         4,263,574$         

3,536,780$         3,625,199$         3,715,829$         3,808,725$         3,903,943$         4,001,542$         4,101,580$         4,204,120$         4,309,223$         

3,555,513$         3,644,401$         3,735,511$         3,828,898$         3,924,621$         4,022,736$         4,123,305$         4,226,388$         4,332,047$         

4,765,661$         4,884,803$         5,006,923$         5,132,096$         5,260,398$         5,391,908$         5,526,706$         5,664,873$         5,806,495$         

4,915,525$         5,038,413$         5,164,373$         5,293,482$         5,425,819$         5,561,465$         5,700,502$         5,843,014$         5,989,089$         

3,724,109$         3,817,212$         3,912,642$         4,010,458$         4,110,720$         4,213,488$         4,318,825$         4,426,796$         4,537,466$         

3,742,842$         3,836,413$         3,932,324$         4,030,632$         4,131,398$         4,234,683$         4,340,550$         4,449,063$         4,560,290$         

9,179,143$         9,408,621$         9,643,837$         9,884,933$         10,132,056$       10,385,358$       10,644,992$       10,911,116$       11,183,894$       

6,681,417$         6,848,452$         7,019,664$         7,195,155$         7,375,034$         7,559,410$         7,748,395$         7,942,105$         8,140,658$         

8,242,496$         8,448,558$         8,659,772$         8,876,266$         9,098,173$         9,325,627$         9,558,768$         9,797,737$         10,042,681$       

7,180,962$         7,360,486$         7,544,498$         7,733,111$         7,926,439$         8,124,599$         8,327,714$         8,535,907$         8,749,305$         

59,023,762$       60,499,356$       62,011,840$       63,562,136$       65,151,189$       66,779,969$       68,449,468$       70,160,705$       71,914,722$       

33% 33% 33% 33% 33% 33% 33% 33% 33%

1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                

5.1320% 5.1320% 5.1320% 5.1320% 5.1320% 5.1320% 5.1320% 5.1320% 5.1320%

1,009,700$         1,034,942$         1,060,816$         1,087,336$         1,114,520$         1,142,383$         1,170,942$         1,200,216$         1,230,221$         

Laube Companies
Total Property Tax Projections

Table 7



McNaughton Devleopment

Hinsdale

Total

Total Property Tax Projections

Estiamted Fair Market Value

Essex

Brunswick

Ashford

Fenwick

Carlisle II

Bostonian

Astoria

Single Family 1

Single Family 2

Single Family 3

Single Family 4

Total Estimated FMV

Assessment Ratio

Equalization Multiplier

Village Rate

Taxes to from the Development

Year 19 Year 20

4,370,164$         4,479,418$         

4,416,953$         4,527,377$         

4,440,348$         4,551,357$         

5,951,658$         6,100,449$         

6,138,817$         6,292,287$         

4,650,902$         4,767,175$         

4,674,297$         4,791,155$         

11,463,492$       11,750,079$       

8,344,174$         8,552,778$         

10,293,748$       10,551,091$       

8,968,038$         9,192,239$         

73,712,590$       75,555,405$       

33% 33%

1.0000                1.0000                

5.1320% 5.1320%

1,260,977$         1,292,501$         

Laube Companies
Total Property Tax Projections

Table 7



McNaughton Devleopment

Hinsdale

Total

Village Property Tax Projections

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9

Estiamted Fair Market Value

Essex 2,802,000$         2,872,050$         2,943,851$         3,017,448$         3,092,884$         3,170,206$         3,249,461$         3,330,697$         3,413,965$         

Brunswick 2,832,000$         2,902,800$         2,975,370$         3,049,754$         3,125,998$         3,204,148$         3,284,252$         3,366,358$         3,450,517$         

Ashford 2,847,000$         2,918,175$         2,991,129$         3,065,908$         3,142,555$         3,221,119$         3,301,647$         3,384,188$         3,468,793$         

Fenwick 3,816,000$         3,911,400$         4,009,185$         4,109,415$         4,212,150$         4,317,454$         4,425,390$         4,536,025$         4,649,425$         

Carlisle II 3,936,000$         4,034,400$         4,135,260$         4,238,642$         4,344,608$         4,453,223$         4,564,553$         4,678,667$         4,795,634$         

Bostonian 2,982,000$         3,056,550$         3,132,964$         3,211,288$         3,291,570$         3,373,859$         3,458,206$         3,544,661$         3,633,277$         

Astoria 2,997,000$         3,071,925$         3,148,723$         3,227,441$         3,308,127$         3,390,830$         3,475,601$         3,562,491$         3,651,553$         

Single Family 1 7,350,000$         7,533,750$         7,722,094$         7,915,146$         8,113,025$         8,315,850$         8,523,747$         8,736,840$         8,955,261$         

Single Family 2 5,350,000$         5,483,750$         5,620,844$         5,761,365$         5,905,399$         6,053,034$         6,204,360$         6,359,469$         6,518,456$         

Single Family 3 6,600,000$         6,765,000$         6,934,125$         7,107,478$         7,285,165$         7,467,294$         7,653,977$         7,845,326$         8,041,459$         

Single Family 4 5,750,000$         5,893,750$         6,041,094$         6,192,121$         6,346,924$         6,505,597$         6,668,237$         6,834,943$         7,005,817$         

Total Estimated FMV 47,262,000$       48,443,550$       49,654,639$       50,896,005$       52,168,405$       53,472,615$       54,809,430$       56,179,666$       57,584,158$       

Assessment Ratio 33% 33% 33% 33% 33% 33% 33% 33% 33%

Equalization Multiplier 1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                

Village Rate 0.2844% 0.2844% 0.2844% 0.2844% 0.2844% 0.2844% 0.2844% 0.2844% 0.2844%

Taxes to from the Development 44,804$              45,924$              47,073$              48,249$              49,456$              50,692$              51,959$              53,258$              54,590$              

Laube Companies
Village Property Tax Projections

Table 8



McNaughton Devleopment

Hinsdale

Total

Village Property Tax Projections

Estiamted Fair Market Value

Essex

Brunswick

Ashford

Fenwick

Carlisle II

Bostonian

Astoria

Single Family 1

Single Family 2

Single Family 3

Single Family 4

Total Estimated FMV

Assessment Ratio

Equalization Multiplier

Village Rate

Taxes to from the Development

Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18

3,499,314$         3,586,797$         3,676,467$         3,768,378$         3,862,588$         3,959,153$         4,058,131$         4,159,585$         4,263,574$         

3,536,780$         3,625,199$         3,715,829$         3,808,725$         3,903,943$         4,001,542$         4,101,580$         4,204,120$         4,309,223$         

3,555,513$         3,644,401$         3,735,511$         3,828,898$         3,924,621$         4,022,736$         4,123,305$         4,226,388$         4,332,047$         

4,765,661$         4,884,803$         5,006,923$         5,132,096$         5,260,398$         5,391,908$         5,526,706$         5,664,873$         5,806,495$         

4,915,525$         5,038,413$         5,164,373$         5,293,482$         5,425,819$         5,561,465$         5,700,502$         5,843,014$         5,989,089$         

3,724,109$         3,817,212$         3,912,642$         4,010,458$         4,110,720$         4,213,488$         4,318,825$         4,426,796$         4,537,466$         

3,742,842$         3,836,413$         3,932,324$         4,030,632$         4,131,398$         4,234,683$         4,340,550$         4,449,063$         4,560,290$         

9,179,143$         9,408,621$         9,643,837$         9,884,933$         10,132,056$       10,385,358$       10,644,992$       10,911,116$       11,183,894$       

6,681,417$         6,848,452$         7,019,664$         7,195,155$         7,375,034$         7,559,410$         7,748,395$         7,942,105$         8,140,658$         

8,242,496$         8,448,558$         8,659,772$         8,876,266$         9,098,173$         9,325,627$         9,558,768$         9,797,737$         10,042,681$       

7,180,962$         7,360,486$         7,544,498$         7,733,111$         7,926,439$         8,124,599$         8,327,714$         8,535,907$         8,749,305$         

59,023,762$       60,499,356$       62,011,840$       63,562,136$       65,151,189$       66,779,969$       68,449,468$       70,160,705$       71,914,722$       

33% 33% 33% 33% 33% 33% 33% 33% 33%

1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                

0.2844% 0.2844% 0.2844% 0.2844% 0.2844% 0.2844% 0.2844% 0.2844% 0.2844%

55,955$              57,353$              58,787$              60,257$              61,763$              63,307$              64,890$              66,512$              68,175$              

Laube Companies
Village Property Tax Projections

Table 8



McNaughton Devleopment

Hinsdale

Total

Village Property Tax Projections

Estiamted Fair Market Value

Essex

Brunswick

Ashford

Fenwick

Carlisle II

Bostonian

Astoria

Single Family 1

Single Family 2

Single Family 3

Single Family 4

Total Estimated FMV

Assessment Ratio

Equalization Multiplier

Village Rate

Taxes to from the Development

Year 19 Year 20

4,370,164$         4,479,418$         

4,416,953$         4,527,377$         

4,440,348$         4,551,357$         

5,951,658$         6,100,449$         

6,138,817$         6,292,287$         

4,650,902$         4,767,175$         

4,674,297$         4,791,155$         

11,463,492$       11,750,079$       

8,344,174$         8,552,778$         

10,293,748$       10,551,091$       

8,968,038$         9,192,239$         

73,712,590$       75,555,405$       

33% 33%

1.0000                1.0000                

0.2844% 0.2844%

69,880$              71,627$              

Laube Companies
Village Property Tax Projections

Table 8



McNaughton Devleopment

Hinsdale

Total

SD 86 Property Tax Projections

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9

Estiamted Fair Market Value

Essex 2,802,000$         2,872,050$         2,943,851$         3,017,448$         3,092,884$         3,170,206$         3,249,461$         3,330,697$         3,413,965$         

Brunswick 2,832,000$         2,902,800$         2,975,370$         3,049,754$         3,125,998$         3,204,148$         3,284,252$         3,366,358$         3,450,517$         

Ashford 2,847,000$         2,918,175$         2,991,129$         3,065,908$         3,142,555$         3,221,119$         3,301,647$         3,384,188$         3,468,793$         

Fenwick 3,816,000$         3,911,400$         4,009,185$         4,109,415$         4,212,150$         4,317,454$         4,425,390$         4,536,025$         4,649,425$         

Carlisle II 3,936,000$         4,034,400$         4,135,260$         4,238,642$         4,344,608$         4,453,223$         4,564,553$         4,678,667$         4,795,634$         

Bostonian 2,982,000$         3,056,550$         3,132,964$         3,211,288$         3,291,570$         3,373,859$         3,458,206$         3,544,661$         3,633,277$         

Astoria 2,997,000$         3,071,925$         3,148,723$         3,227,441$         3,308,127$         3,390,830$         3,475,601$         3,562,491$         3,651,553$         

Single Family 1 7,350,000$         7,533,750$         7,722,094$         7,915,146$         8,113,025$         8,315,850$         8,523,747$         8,736,840$         8,955,261$         

Single Family 2 5,350,000$         5,483,750$         5,620,844$         5,761,365$         5,905,399$         6,053,034$         6,204,360$         6,359,469$         6,518,456$         

Single Family 3 6,600,000$         6,765,000$         6,934,125$         7,107,478$         7,285,165$         7,467,294$         7,653,977$         7,845,326$         8,041,459$         

Single Family 4 5,750,000$         5,893,750$         6,041,094$         6,192,121$         6,346,924$         6,505,597$         6,668,237$         6,834,943$         7,005,817$         

Total Estimated FMV 47,262,000$       48,443,550$       49,654,639$       50,896,005$       52,168,405$       53,472,615$       54,809,430$       56,179,666$       57,584,158$       

Assessment Ratio 33% 33% 33% 33% 33% 33% 33% 33% 33%

Equalization Multiplier 1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                

SD 86 1.4000% 1.4000% 1.4000% 1.4000% 1.4000% 1.4000% 1.4000% 1.4000% 1.4000%

Taxes to from the Development 220,556$            226,070$            231,722$            237,515$            243,453$            249,539$            255,777$            262,172$            268,726$            

Laube Companies

School District 86

Property Tax Projections

Table 9



McNaughton Devleopment

Hinsdale

Total

SD 86 Property Tax Projections

Estiamted Fair Market Value

Essex

Brunswick

Ashford

Fenwick

Carlisle II

Bostonian

Astoria

Single Family 1

Single Family 2

Single Family 3

Single Family 4

Total Estimated FMV

Assessment Ratio

Equalization Multiplier

SD 86

Taxes to from the Development

Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18

3,499,314$         3,586,797$         3,676,467$         3,768,378$         3,862,588$         3,959,153$         4,058,131$         4,159,585$         4,263,574$         

3,536,780$         3,625,199$         3,715,829$         3,808,725$         3,903,943$         4,001,542$         4,101,580$         4,204,120$         4,309,223$         

3,555,513$         3,644,401$         3,735,511$         3,828,898$         3,924,621$         4,022,736$         4,123,305$         4,226,388$         4,332,047$         

4,765,661$         4,884,803$         5,006,923$         5,132,096$         5,260,398$         5,391,908$         5,526,706$         5,664,873$         5,806,495$         

4,915,525$         5,038,413$         5,164,373$         5,293,482$         5,425,819$         5,561,465$         5,700,502$         5,843,014$         5,989,089$         

3,724,109$         3,817,212$         3,912,642$         4,010,458$         4,110,720$         4,213,488$         4,318,825$         4,426,796$         4,537,466$         

3,742,842$         3,836,413$         3,932,324$         4,030,632$         4,131,398$         4,234,683$         4,340,550$         4,449,063$         4,560,290$         

9,179,143$         9,408,621$         9,643,837$         9,884,933$         10,132,056$       10,385,358$       10,644,992$       10,911,116$       11,183,894$       

6,681,417$         6,848,452$         7,019,664$         7,195,155$         7,375,034$         7,559,410$         7,748,395$         7,942,105$         8,140,658$         

8,242,496$         8,448,558$         8,659,772$         8,876,266$         9,098,173$         9,325,627$         9,558,768$         9,797,737$         10,042,681$       

7,180,962$         7,360,486$         7,544,498$         7,733,111$         7,926,439$         8,124,599$         8,327,714$         8,535,907$         8,749,305$         

59,023,762$       60,499,356$       62,011,840$       63,562,136$       65,151,189$       66,779,969$       68,449,468$       70,160,705$       71,914,722$       

33% 33% 33% 33% 33% 33% 33% 33% 33%

1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                

1.4000% 1.4000% 1.4000% 1.4000% 1.4000% 1.4000% 1.4000% 1.4000% 1.4000%

275,444$            282,330$            289,389$            296,623$            304,039$            311,640$            319,431$            327,417$            335,602$            

Laube Companies

School District 86

Property Tax Projections

Table 9



McNaughton Devleopment

Hinsdale

Total

SD 86 Property Tax Projections

Estiamted Fair Market Value

Essex

Brunswick

Ashford

Fenwick

Carlisle II

Bostonian

Astoria

Single Family 1

Single Family 2

Single Family 3

Single Family 4

Total Estimated FMV

Assessment Ratio

Equalization Multiplier

SD 86

Taxes to from the Development

Year 19 Year 20

4,370,164$         4,479,418$         

4,416,953$         4,527,377$         

4,440,348$         4,551,357$         

5,951,658$         6,100,449$         

6,138,817$         6,292,287$         

4,650,902$         4,767,175$         

4,674,297$         4,791,155$         

11,463,492$       11,750,079$       

8,344,174$         8,552,778$         

10,293,748$       10,551,091$       

8,968,038$         9,192,239$         

73,712,590$       75,555,405$       

33% 33%

1.0000                1.0000                

1.4000% 1.4000%

343,992$            352,592$            

Laube Companies

School District 86

Property Tax Projections

Table 9



McNaughton Devleopment

Hinsdale

Total

SD 181 Property Tax Projections

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9

Estiamted Fair Market Value

Essex 2,802,000$         2,872,050$         2,943,851$         3,017,448$         3,092,884$         3,170,206$         3,249,461$         3,330,697$         3,413,965$         

Brunswick 2,832,000$         2,902,800$         2,975,370$         3,049,754$         3,125,998$         3,204,148$         3,284,252$         3,366,358$         3,450,517$         

Ashford 2,847,000$         2,918,175$         2,991,129$         3,065,908$         3,142,555$         3,221,119$         3,301,647$         3,384,188$         3,468,793$         

Fenwick 3,816,000$         3,911,400$         4,009,185$         4,109,415$         4,212,150$         4,317,454$         4,425,390$         4,536,025$         4,649,425$         

Carlisle II 3,936,000$         4,034,400$         4,135,260$         4,238,642$         4,344,608$         4,453,223$         4,564,553$         4,678,667$         4,795,634$         

Bostonian 2,982,000$         3,056,550$         3,132,964$         3,211,288$         3,291,570$         3,373,859$         3,458,206$         3,544,661$         3,633,277$         

Astoria 2,997,000$         3,071,925$         3,148,723$         3,227,441$         3,308,127$         3,390,830$         3,475,601$         3,562,491$         3,651,553$         

Single Family 1 7,350,000$         7,533,750$         7,722,094$         7,915,146$         8,113,025$         8,315,850$         8,523,747$         8,736,840$         8,955,261$         

Single Family 2 5,350,000$         5,483,750$         5,620,844$         5,761,365$         5,905,399$         6,053,034$         6,204,360$         6,359,469$         6,518,456$         

Single Family 3 6,600,000$         6,765,000$         6,934,125$         7,107,478$         7,285,165$         7,467,294$         7,653,977$         7,845,326$         8,041,459$         

Single Family 4 5,750,000$         5,893,750$         6,041,094$         6,192,121$         6,346,924$         6,505,597$         6,668,237$         6,834,943$         7,005,817$         

Total Estimated FMV 47,262,000$       48,443,550$       49,654,639$       50,896,005$       52,168,405$       53,472,615$       54,809,430$       56,179,666$       57,584,158$       

Assessment Ratio 33% 33% 33% 33% 33% 33% 33% 33% 33%

Equalization Multiplier 1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                

SD 181 2.4790% 2.4790% 2.4790% 2.4790% 2.4790% 2.4790% 2.4790% 2.4790% 2.4790%

Taxes to from the Development 390,542$            400,305$            410,313$            420,571$            431,085$            441,862$            452,909$            464,231$            475,837$            

Laube Companies

School District 181

Property Tax Projections

Table 10



McNaughton Devleopment

Hinsdale

Total

SD 181 Property Tax Projections

Estiamted Fair Market Value

Essex

Brunswick

Ashford

Fenwick

Carlisle II

Bostonian

Astoria

Single Family 1

Single Family 2

Single Family 3

Single Family 4

Total Estimated FMV

Assessment Ratio

Equalization Multiplier

SD 181

Taxes to from the Development

Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18

3,499,314$         3,586,797$         3,676,467$         3,768,378$         3,862,588$         3,959,153$         4,058,131$         4,159,585$         4,263,574$         

3,536,780$         3,625,199$         3,715,829$         3,808,725$         3,903,943$         4,001,542$         4,101,580$         4,204,120$         4,309,223$         

3,555,513$         3,644,401$         3,735,511$         3,828,898$         3,924,621$         4,022,736$         4,123,305$         4,226,388$         4,332,047$         

4,765,661$         4,884,803$         5,006,923$         5,132,096$         5,260,398$         5,391,908$         5,526,706$         5,664,873$         5,806,495$         

4,915,525$         5,038,413$         5,164,373$         5,293,482$         5,425,819$         5,561,465$         5,700,502$         5,843,014$         5,989,089$         

3,724,109$         3,817,212$         3,912,642$         4,010,458$         4,110,720$         4,213,488$         4,318,825$         4,426,796$         4,537,466$         

3,742,842$         3,836,413$         3,932,324$         4,030,632$         4,131,398$         4,234,683$         4,340,550$         4,449,063$         4,560,290$         

9,179,143$         9,408,621$         9,643,837$         9,884,933$         10,132,056$       10,385,358$       10,644,992$       10,911,116$       11,183,894$       

6,681,417$         6,848,452$         7,019,664$         7,195,155$         7,375,034$         7,559,410$         7,748,395$         7,942,105$         8,140,658$         

8,242,496$         8,448,558$         8,659,772$         8,876,266$         9,098,173$         9,325,627$         9,558,768$         9,797,737$         10,042,681$       

7,180,962$         7,360,486$         7,544,498$         7,733,111$         7,926,439$         8,124,599$         8,327,714$         8,535,907$         8,749,305$         

59,023,762$       60,499,356$       62,011,840$       63,562,136$       65,151,189$       66,779,969$       68,449,468$       70,160,705$       71,914,722$       

33% 33% 33% 33% 33% 33% 33% 33% 33%

1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                1.0000                

2.4790% 2.4790% 2.4790% 2.4790% 2.4790% 2.4790% 2.4790% 2.4790% 2.4790%

487,733$            499,926$            512,425$            525,235$            538,366$            551,825$            565,621$            579,761$            594,255$            

Laube Companies

School District 181

Property Tax Projections

Table 10



McNaughton Devleopment

Hinsdale

Total

SD 181 Property Tax Projections

Estiamted Fair Market Value

Essex

Brunswick

Ashford

Fenwick

Carlisle II

Bostonian

Astoria

Single Family 1

Single Family 2

Single Family 3

Single Family 4

Total Estimated FMV

Assessment Ratio

Equalization Multiplier

SD 181

Taxes to from the Development

Year 19 Year 20

4,370,164$         4,479,418$         

4,416,953$         4,527,377$         

4,440,348$         4,551,357$         

5,951,658$         6,100,449$         

6,138,817$         6,292,287$         

4,650,902$         4,767,175$         

4,674,297$         4,791,155$         

11,463,492$       11,750,079$       

8,344,174$         8,552,778$         

10,293,748$       10,551,091$       

8,968,038$         9,192,239$         

73,712,590$       75,555,405$       

33% 33%

1.0000                1.0000                

2.4790% 2.4790%

609,112$            624,339$            

Laube Companies

School District 181

Property Tax Projections

Table 10



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

School Children

Ranch Units -  First Floor Masters

Grades K-8

Type of Unit Number of Units Standard Ratio of Children/Unit

Adjustment Factor for 

Geriatric Home Design Adjusted Ratio Total Children

2-Bedroom 13 0.022 75% 0.006 0.072

3 Bedroom 10 0.542 75% 0.136 1.355

Total K-8 Children Produced 1.427

Grades 9-12

Type of Unit Number of Units  Standard Ratio of Children/Unit

Adjustment Factor for 

Geriatric Home Design Adjusted Ratio Total Children

2-Bedroom 13 0.024 75% 0.006 0.078

3 Bedroom 10 0.184 75% 0.046 0.460

Total 9-12 Children Produced 0.538

Traditional Single Family

Grades K-8

Type of Unit Number of Units Standard Ratio of Children/Unit

Adjustment Factor for 

Geriatric Home Design Adjusted Ratio Total Children

3 Bedroom 0 0.542 75% 0.136 0.000

4-Bedroom 23 0.828 0% 0.828 19.044

Total K-8 Children Produced 19.044

Grades 9-12

Type of Unit Number of Units  Standard Ratio of Children/Unit

Adjustment Factor for 

Geriatric Home Design Adjusted Ratio Total Children

3 Bedroom 0 0.184 75% 0.046 0.000

4-Bedroom 23 0.360 0% 0.360 8.280

Total 9-12 Children Produced 8.280

Total K-8 20.471

Total High School 8.818

Laube Companies
Number of School Children

Table 11



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

School District 86 Cost

Cost Assumptions

Operational Cost Per Student 20,397$      

Annual Inflationary Index

2013         207.34 

2014         215.30 3.84%

2015 214.54        -0.36%

2016 218.06        1.64%

2017 224.94 3.16%

2018 229.59 2.07%

Five-Year Average 2.07%

Laube Companies
School District 86

Table 12



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

School District 181 Cost

Cost Assumptions

Operational Cost Per Student 17,821$      

Annual Inflationary Index

2013         207.34 

2014         215.30 3.84%

2015 214.54        -0.36%

2016 218.06        1.64%

2017 224.94 3.16%

2018 229.59 2.07%

Five-Year Average 2.07%

Laube Companies

School District 181

Cost Assumptions

Table 13



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

School District 86

Cost Per Student Projection

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7

Total Annual Number of Students 8.818                  8.818                  8.818                  8.818                  8.818                  8.818                  8.818                  

Total Operational Cost Per Student 20,397$              20,819$              21,250$              21,690$              22,139$              22,597$              23,065$              

Total Incremental Costs of Students to SD 86 from Development 179,861$            183,584$            187,384$            191,262$            195,221$            199,262$            203,386$            

Laube Companies

School District 86

Cost Per Student

Table 14



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

School District 86

Cost Per Student Projection

Total Annual Number of Students

Total Operational Cost Per Student

Total Incremental Costs of Students to SD 86 from Development

Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14

8.818                  8.818                  8.818                  8.818                  8.818                  8.818                  8.818                  

23,542$              24,030$              24,527$              25,035$              25,553$              26,082$              26,622$              

207,596$            211,893$            216,279$            220,755$            225,325$            229,989$            234,749$            

Laube Companies

School District 86

Cost Per Student

Table 14



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

School District 86

Cost Per Student Projection

Total Annual Number of Students

Total Operational Cost Per Student

Total Incremental Costs of Students to SD 86 from Development

Year 15 Year 16 Year 17 Year 18 Year 19 Year 20

8.818                  8.818                  8.818                  8.818                  8.818                  8.818                  

27,173$              27,735$              28,309$              28,895$              29,493$              30,104$              

239,608$            244,567$            249,630$            254,797$            260,070$            265,454$            

Laube Companies

School District 86

Cost Per Student

Table 14



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

School District 181

Cost Per Student Projection

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7

Total Annual Number of Students 20.471                20.471                20.471                20.471                20.471                20.471                20.471                

Total Operational Cost Per Student 17,821$              18,190$              18,566$              18,951$              19,343$              19,743$              20,152$              

Total Incremental Costs of Students to SD 181 from Development 364,805$            372,356$            380,063$            387,930$            395,959$            404,155$            412,520$            

Laube Companies

School District 181

Cost Per Student

Table 15



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

School District 181

Cost Per Student Projection

Total Annual Number of Students

Total Operational Cost Per Student

Total Incremental Costs of Students to SD 181 from Development

Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14

20.471                20.471                20.471                20.471                20.471                20.471                20.471                

20,569$              20,995$              21,429$              21,873$              22,326$              22,788$              23,259$              

421,059$            429,774$            438,670$            447,750$            457,017$            466,477$            476,132$            

Laube Companies

School District 181

Cost Per Student

Table 15



McNaughton Devleopment

Hinsdale

Fiscal Impact Analysis

School District 181

Cost Per Student Projection

Total Annual Number of Students

Total Operational Cost Per Student

Total Incremental Costs of Students to SD 181 from Development

Year 15 Year 16 Year 17 Year 18 Year 19 Year 20

20.471                20.471                20.471                20.471                20.471                20.471                

23,741$              24,232$              24,734$              25,246$              25,768$              26,302$              

485,988$            496,047$            506,314$            516,794$            527,491$            538,409$            

Laube Companies

School District 181

Cost Per Student

Table 15















































































Attachment 2: Village of Hinsdale Zoning Map and Project Location 

Attachment 2



Attachment 3:   Aerial View of Subject Property 

Attachment 3



Public Comments PC 09.09.20 Agenda item 7-c
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